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INTRODUCTION 


As commercial consultants for the Community Renewal Program in Jer- 
sey City, Larry Smith & Company, Inc. is responsible for the analy- 
sis of existing conditions and recommendations for redevelopment 
action in seven commercial districts selected by the Division of 
Jersey City Planning for study. The commercial areas to be studied 
are: 


1. Central Avenue 


2. Downtown 
3. Exchange Place 
4. McGinley Square 
5. Monticello Avenue 
6. Jackson Avenue 
7. West Side Avenue 
Several reports and memoranda will be prepared by the commercial 


consultant within the scope of services. The first contract re- 
quirement was met through submission of a blight criteria guide 

for commercial districts. This report has been prepared to comply 
with paragraphs ''b'' and ''f'' of the commercial consultant's contract 
of services, which provides that the consultant will: 


b. Review the findings of the city's parking and other 
commercial district studies already completed by the 
city; shall conduct detailed analyses of each of the 
seven principal commercial districts in the city as 
defined by the Division of Planning as to the nature 
and extent of commercial blight, their expansion re- 
quirements and services or municipal facilities re- 
quired to provide a basis for recommended treatment 
at the conclusion of the Community Renewal Program 
Study. The contractor will prepare a report and dis- 
trict maps indicating conditions and other findings. 
Base maps will be provided by the project staff. 


f. Analyze in detail, within the context of city-wide 
study, commercial activities in the vicinity of Jour- 
nal Square as to the impact of the Transportation Cen- 
ter, and the Journal Square West Urban Renewal Project, 
On surrounding retail, service, commercial office, 
wholesale and other central activities. 


Digitized by the Internet Archive 
in 2023 with funding from 
Jersey City Free Public Library 


https://archive.org/details/commercialdistridOlarr 


In this report blight conditions are indicated for each of the com- 
mercial districts based upon standards established in the blight 
criteria guide. Recommendations regarding treatment, expansion re- 
quirements, and services or municipal facilities required in the 
commercial districts will be given in a later report, after addi- 


tional 


Lie 


information is developed on: 


The development potential in each commercial district. 
Such a report will be submitted by the commercial con- 
sultant to the Division of Planning by March 30, 1967 
as provided in the contract of services. 


A comparison and evaluation of the several other con- 
sultant reports on other aspects of Jersey City develop- 
ment for the Community Renewal Program. Essential to 
this activity is coordination and communication through 
the Jersey City Division of Planning. 


Preliminary selection of redevelopment priorities re- 
lated to the commercial districts by the Jersey City 
Division of Planning. 


—- N On\O —\‘\Oo —CO 


8 Oe) CO Net ee NO ONO) 


nN © 


Ott 


azNoy 


3 8 
882 914 
€ 8 
LS HL 
Zl 81 
z 8 
ke 79 
8 
7¢ ch 
u fe 
8 91 
4 g 
Ol 9 
S € 
7 ht 
L 8 
Zl 7¢ 
“4 ui 
8 of 
rs, 17 
9 Ol 
€ 5 
O€ 7¢ 
q UI 
0S 08 
S 8 
06 OL 
6 's 
enusAy  sanudAy 


8l 
€ 


ce 
8 


8 | 
8 


81 
€ 


04 
TT 


08 
8 


aienbs — 


OPIS FSOM OL (Sd!2UOW Ad UID 


C847 


=i tn OO =f ON COM ON == ONCNI OO) cp es 
Ln = oo uy ™ LNT Gy 


N 


—s 


Oo’ 


NEOeO\ OF OV CO KO COTO 
N un 


ONUdsA 


uosyoe 


i ge 
9 


09 
2) 


9 OH 
ui) 


“~ 


¢ oabueyox3 


INIOINYY AZAYNS LH9I 19 
SiJiYLSIG TVWilIYAWWwOI 


ALI AaSYar 


Vo -ade{g UuMOojJUMOG 


anusay 


je4qzuay 


saenbs 34biaMm 


| Pusnor 


yuey 
pe2y6) am 


yey 
pezyubiamun sjiulog 1 e041 


yuamUO4!AUZ Bululofpy *z| 


9 SSaUI | uUea|) 
/P2ueuaUIeW [e4aUay *|{ 


9 SSOUBAI901} 1 
-aoueieaddy ‘o| 


SOlqzlusuy 911qNg 49420 °6 
Buiqy6i7 380475 “9 


uo!lzeVIOdsues, DIiqng */ 
9 uolzepnoa1y9 
DIJJe4]L uel ssepeg “9g 


4 uo1zeyndily9 
D1yse4) OyNny °S 


Z S8z!pyoe4y Asaallaq 
/6urpeo7] 40 Adenbapy ‘¥ 


9 Buiddoys 0} adua!uaA 
-uoy 3 Adenbapy Bulyseg “¢ 


Ol O1}eyY 
Adueseq [elossawwo) ‘Z 


Ol eo4y 
{e!lo4owwWoy) | COL | 


SUOI}!PUO) 39!149S1QG 


SUMMARY OF FINDINGS 


In order to develop an understanding of conditions, adequacy and 
relative strengths of selected commercial districts in Jersey City, 
a rating system has been applied to the conditions discussed in 
Part Il of this report. The conditions and features of each dis- 
trict rated are selected on the basis of their effect upon shop- 
ping and general commercial activity in that area. It may be ar- 
gued that the rating system, which includes subjective evaluations, 
does not provide the most accurate measure of commercial blight. 
However, it should be recognized that a subjective rating is ap- 
plied daily by shoppers or persons otherwise engaged in business 

in a commercial district. The subjective judgments applied in 
rating each district will present a combination of the consultant's 
experience, the opinions of merchants and comments of other per- 
sons utilizing or employed in these districts. For the purposes 

of understanding the extent of blight in commercial districts, it 
is believed that the rating system provides a valid indication of 
conditions. 


Twelve commercial district conditions are evaluated in the facing 
table. Each district is ranked relative to the other for each of 
the conditions listed. Subsequently, these conditions have been 
weighted on the basis of significance to commercial district via- 
bility and to take into account the multiplicity of factors apply- 
ing to the same condition, such as transportation. A higher weight 
factor indicates greater importance in terms of future treatment. 
It will be noted that rank of the area is not affected by weight- 
ing the individual conditions. 


The ranking system is useful in establishing priorities for further 
redevelopment study and action. However, the priority determination 
must also include consideration of: 


1. Extent of commercial development opportunity in 
each commercial district. (This will require an 
agreement on city policy to be adopted for de- 
velopment in Journal Square.) 


2. Related redevelopment plans for surrounding resi- 
dential areas. 


3. Resources available for a total city-wide redevelop- 
ment program. 


The evaluation of blight symptoms includes Journal Square and 
Route 440 developments as they are both significant elements in any 
commercial district planning. Each area is rated against the 
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other because it is believed that this is a more realistic approach 
than comparison with an ''ideal'' or ''typical'' standard. Of crucial 
importance is determination of the relative need for commercial 
revitalization in Jersey City. 


The following is an explanation of the conditions used in the rat- 
ing system and how they are applied to each commercial district. 


1. Total Commercial Area is ranking of the districts 
by amount of commercial floor area. 


2. Commercial Vacancy Ratio ranks the districts in 


order of the percent of commercial floor area which 
is vacant from highest to lowest vacancy ratio. 


Sys Parking Adequacy & Convenience to Shopping indicates 


the location and condition of parking areas relative 
to shopping facilities and the adequacy of parking 
facilities, which has been taken from the Voorhees 
parking study, of neighborhood commercial areas. 


4. Adequacy of Loading/Delivery Facilities are rated to 


show how well stores and other businesses are pro- 
vided with loading space and whether loading or de- 
livery can be undertaken without interfering with 
normal business transactions. 


5. Auto Traffic Circulation provides a measure of the 
congestion in the commercial area and the effect upon 
general business activity. In some instances, this 
factor may be partially related to loading and delivery 
when delivery trucks block normal through traffic. 


6. Pedestrian Traffic Circulation provides an indication 
of the degree of difficulty encountered by most pedes- 
trians walking in the district. Such factors as side- 
walk width, student or gang clusters, street crossings 
delivery interference, etc., are considered. 


7. Public Transportation has been evaluated essentially 
on the availability of bus stops within the commer- 


cial district and the general frequency of service. 
It is understood that public transportation does not 
play a significant part in the outlined commercial 
districts with the exception of the Downtown district 
along Newark Avenue. It was noted that bus transpor- 
tation in general and the PATH terminals in the Down- 
town and Exchange Place districts must be considered 
adequate by most standards. However, it was discon- 
certing to note that in most areas bus stops were not 
clearly defined and, in some areas, not marked at all. 
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8. Street Lighting indicates the adequacy of the light- 
ing for general safety and viewing considerations 
rather than a strict candlepower rating or similar 
measure. It was noted that in most districts the city 
has provided modern lighting with the exception of 
portions of Exchange Place and Downtown. 


9. Other Public Amenities is a factor which provides an 
indication of not only the amenities such as litter 
cans, benches, parks, decorations, planting, etc., 
within a commercial district which adds to its at- 
tractiveness, but also those things which provide an 
attractive atmosphere for shopping. However, this 
does not mean that an area was necessarily downgraded 
for lack of these type facilities, but also whether 
the available amenities, na matter how minimal, were 
maintained. 


10. Appearance-Attractiveness is an overall evaluation of 


buildings and land features which tend to strengthen 
or detract from the impression given to shoppers and 
commercial visitors. 


11. General Maintenance/Cleanliness is simply a matter 
of judgment related to prevailing maintenance standards. 


12. Adjoining Environment is an evaluation of residential, 


industrial or other areas adjacent to the commercial 
facilities since it is through these areas that many 
people must pass in order to enter a commercial dis- 
trict. This may be termed the transitional area be- 
tween the commercial district and its area of primary 
support. 


It is premature to draw conclusions in this report because in pre- 
paring the Phase II report of Economic Trends and Land Use Projec- 
tions, an area which has a poor rating in terms of conditions con- 
tributing to blight, actually may be in a better position to 
strengthen itself commercially than other more highly rated dis- 
tricts for reasons beyond the scope of this initial report. Thus, 
this report should be considered as a part of the overall data 
gathering process to which additional judgments and statistical 
measures must be applied in order to correctly identify the types 
of treatment needed in each of the seven outlying commercial dis- 
tricts in Jersey City. 


Two things are apparent from the analysis of Journal Square and 
these are: 
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]. The extent to which comparison shopping retail cen- 
tralization takes place in Journal Square will de- 
termine the composition and amount of retail facili- 
ties which can be supported in the outlying commer- 
Chal SoLe ori cts 


2. Certain commercial uses are most suitable for de- 
velopment in Journal Square as the business and social 
focus of Jersey City, limiting the types of commer- 
cial facilities which are suitable for the outlying 
commercial districts. 


In determining future space needs and treatments required in the 
commercial districts, the role which Journal Square will play in 
Jersey City commercial development must be clearly and firmly es- 
tablished. Only then can a development program for other commer- 
cial districts in the city be undertaken. 


Furthermore, in analyzing demand for commercial facilities in Jer- 
sey City, the share which can be attributed to Journal Square must 
be determined first. Thereafter, it will be a case of distributing 
the balance of commercial demand to other commercial districts. 
This commercial demand must subsequently be allocated among the 
various districts depending upon: 


1. The economic potential available for that use. 


2. The suitability of existing land use patterns to 
accommodate that use. 


3. The supply of competitive uses in the same area. 


4. The availability of qualified tenant types to ade- 
quately serve the market. 


5. The availability of developers or businesses wil- 
ling to undertake the required redevelopment or 
rehabilitation. 


Based on previous analysis of Journal Square development potential 
for the Journal Square West Urban Renewal Project, it is obvious 
that some uses will be developed exclusively at Journal Square and 
that other Jersey City commercial districts will lose some exist- 
ing uses to new developments along Route 440 or Journal Square. 
Other businesses resisting the changing land use trends will go 
out of existence for lack of trade at their present outlying com- 
mercial location. 
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Such uses as comparison goods stores and general office tenants 
probably will tend to cluster around Journal Square in the future. 
This will leave the outlying commercial areas to serve the conven- 
ience shopping needs of local residents and contain professional 
offices and service facilities needing locations near the source 
of their business. Commercial, recreation and entertainment fa- 
cilities are likely to be scattered throughout the city, including 
Journal Square. Many of these uses require larger land areas 

than most commercial facilities and will tend to locate on the 
basis of land availability rather than market demand from a 
specific area. 
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SECTION | 


EXISTING COMMERCIAL DEVELOPMENTS 


The major commercial areas in Jersey City are identified on the 
facing map. The commercial building areas in each district are 
compiled from land use inventory data supplied by the Jersey City 
Division of Planning (updated by Larry Smith & Company, Inc. - 

Fall, 1966). Scattered commercial facilities are located outside 
the defined districts. However, for the purposes of commercial dis- 
trict redevelopment planning, the districts shown constitute the 
basis for future treatment considerations. Seven of these districts 
(excluding Route 440 and Journal Square) have been selected by the 
Division of Planning as the subjects of commercial district plan- 
ning under the Community Renewal Program. Journal Square deve lop- 
ment is analyzed separately in Section III of this report. 


Of the commercial areas shown in Table 1, Journal Square consti- 
tutes the largest single concentration of commercial facilities in 
Jersey City. The composition of all land use types will be analyzed 
in greater detail in a later analysis of economic trends and land 
use projections (Phase II report). The use evaluation in this re- 
port emphasizes the relative distribution of commercial use types 
among the various commercial areas and the current vacancy level. 


Of note, however, with regard to land use by districts is that the 
Route 440 developments do not presently include offices or services. 
Generally, Route 440 facilities cater to shoppers, especially for 
comparison goods merchandise. Developments along Route 440 consist 
primarily of two discount department stores (Two Guys and Great 
Eastern) at separate locations comprising about 275,000 square feet 
of store area. A Robert Hall clothing store is the only other ma- 
jor comparison goods facility along Route 440. It is understood 
that additional commercial facilities are planned for the Route 440 
area. New development activity will be discussed in Section I1 of 
this report. 


Other commercial districts have a wider distribution of land use 
types and generally provide a variety of retail, office, service 

and other commercial facilities. Some of the districts have a more 
apparent dominance by a single land use. For example, the Downtown 
area is retail shopping oriented, while Exchange Place is essentially 
an office district. The other commercial areas approximate Journal 
Square's commercial space distribution. 


The land use distribution of all commercial areas shows a decided 
dominance by retail facilities with comparison goods the largest 
single retail type. Office facilities have the next largest share 
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TABLE | 


JERSEY Ee bk 
COMMERCIAL DISTRICTS 
(Gross Floor Area-Sq.Ft.) 


Journal Jackson Central Exchange Monticello McGinley West Side Rt. 440 Total Commercial 
Commercial Use Square Avenue Avenue Downtown Place Avenue Square Avenue Develop. Development 


Floor Area Percent 
552,000 375,100 297,300 300,000 31,800 130,200 104,500 103,200 320,000 2,214,100 50.9% 


Comparison Goods 330,000 237,300.161,400 175,700 2,000 37,300 45,200 42,000 287,000 1,317,900 30.3 


Total Retail* 


Convenience Goods 80,000 84,100 84,600 66,800 1,800 29,600 13,600 27,700 33,000 421,200 9.8 
Other Retail 142,000 53,700 51,300 57,500 28,000 63,300 45,700 33,500 - 475,000 10.8 
Total Office 702.000 29,100 85,400 59,900 286,300 22,600 _59,300 _13, 300 - 1,257,900 28.9 


General Commercial 342,000 22,400 75,200 44,000 285,100 16,800 55,000 11,800 ~ 852, 300 19.6 
— Professional Offices 360,000 6,700 10,200 15,900 1,200 5,800 4300 1,500 “ 405,600 9.3 
Total Services 142,000 48.200 65,300 Se 1 00 6,100 43,000 34,900 28,100 - 405 , 300 9.3 


Total Recreation 183 ,000 1,000 2,000 7,000 6 ,000 = 24,000 223,000 el 


Vacant Commercial 20.400 84,300 44,800 35,400 19,200 26 , 400 L1=/700 9,600 - 251.800 5.8 


| See 2 Se 8.1% 5.6% 11.6% 5.6% 6.2% = 5.8% 
Total Commercial 
Space 1,599,400 537,700 494,800 440,000 343,400 228,200 210,400 154,200 344,000 4,352,100 100.0% 
Percent of Total 36.8% P2eh oe elie hy, On, 7.9% B27, 8% 3557; 7.9% 100.0% 


Commercial Dev. 


*Comparison Goods - general merchandise, apparel, furniture and appliances, and specialty shops. 
Convenience Goods - food, drug and hardware stores. 
Other Retail - eating and drinking, gasoline stations, automotive, lumber and miscellaneous retail. 
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of total commercial space. Retail and office uses account for more 
than 75% of all commercial space in Jersey City. The balance of 
commercial space is taken up by service and recreation facilities. 
Of all commercial uses, recreational facilities had the greatest 
tendency to locate outside established ''commercial areas''. 


Another use which should be noted is transient housing accommoda- 
tions. In Jersey City these facilities are all located in Journal 
Square with the exception of the Holiday Inn recently opened in the 
Holland Tunnel Urban Renewal Project (see Section 11 for details). 


Rent levels in the commercial areas vary depending on such factors 
as location, building condition, current space supply and demand. 
However, it is possible to compare rent levels for typical commer- 
cial space in each area. Table 2 below presents typical rental 
rates for retail space if each commercial district. Generally, 
these rates would apply for chain store organizations. The informa- 
tion has been obtained from J. Kislak, Realtors. 


Table 2 


Retail Rent Levels 


(Per Front Foot) 
Journal Square $700-$1 ,000 
Downtown $500 
Exchange Place * 
Central Avenue $200 - $300 
McGinley Square $300 
Monticello Avenue $150 
Jackson Avenue $150 
West Side Avenue $150 - $200 
Route 440 Developments $400 - $700 


*Not available due to lack of rentable retail space in Exchange 
Place - Office rents $4.00-$4.50 per square foot of gross floor 
area. 


Development of Commercial Districts 


Commercial development in cities tend to concentrate along major 
transportation routes. With the advent of the limited access 
highway many older, established urban centers or commercial centers 
were bypassed. This development signaled the start of new shopping 
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centers along these high speed traffic arteries. The use of the auto 
also increased during this period of development and made older 
commercial facilities obsolete or marginal in terms of previous 
importance. 


The New York area during the period since World War 11 has seen 

the development of long range commuting pattern and large scale 
suburban shopping facilities. With travel patterns altered many 
older commercial districts lost the importance they once had. The 
function of districts such as those in Jersey City changed. The 
large or comparison goods shopping areas became more concentrated 
since they were now able to serve broader trading areas as a result 
of transportation improvements. The older commercial districts 
have become more oriented to serving the everyday or convenience 
shopping needs of area residents. 


All major commercial districts are located along well-traveled 
thnough streets and bus or rail lines. If data on horse cars and 
trolley routes were available, there is a good possibility that the 
present commercial districts would be located at the major stops or 
terminals of these transit facilities. Commercial districts are 
still located at the major stops of PATH in Jersey City at Exchange 
Place, Downtown and Journal Square. These three districts are also 
major exchange points for commuter to bus and automobile transport. 
Despite improvements iin modes of transport, access is still a key 
factor in the location of commercial facilities. However, changes 
in function of the shopping districts may necessitate revaluation 
of their location, composition and market served in order to per- 
petuate their effectiveness. 
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SECTION II 


MAJOR DEVELOPMENT ACTIVITY IN JERSEY CITY 


Development activity may be public or private, but this does not 
necessarily affect its influence on an area. For commercial plan- 
ning purposes, investigation of new developments does not need to 
be limited to commercial facilities. New commercial facilities may 
be competitive with commercial districts but the industrial, resi- 
dential or institutional facilities may affect the character of 

the environment within which commercial facilities operate. To 
this extent all major development activity in Jersey City has been 
taken into account in the examination of the seven selected commer- 
Cialeaistrmicts . 


Under the sponsorship of the Jersey City Redevelopment Agency, 
several projects or programs are underway involving redevelopment 
Or rehabilitation,including the treatment of most land use types. 
In addition, private developments are taking place which will have 
an effect upon commercial development in Jersey City. The areas of 
development activity are indicated on the facing map and discussed 
in the following paragraphs. 


Gregory Park Project 


This urban renewal project is located in the Exchange Place commer- 
cial district just east of City Hall. Three high-rise apartment 
buildings have recently been completed containing 1,000 units. 


Each of the three buildings has its own rent scale. The first build- 
ing opened in 1965, contains 400 units and has a rent scale for 
studio to two-bedroom apartments of $121 to $235 per month. Ameni- 
ties include air conditioning, swimming pool, 24-hour doorman and 
security guard. The second building, containing 400 units, has a 
rent scale of from $139 to $325 per month for studio, one-bedroom 

and two-bedroom.units. This building, opened in February, 1966, 

has amenities comparable to the first Gregory Park building. The 
third building in the Gregory Park Project, Montgomery Towers,is an 
FHA 221(d)3 limited income building containing 200 apartments. 

Units available are one- and two-bedroom facilities renting from 
$125.50 to $147.50. Amenities are limited but include air condi- 
tioning. All three buildings in the proj ect have been renting rea- 
sonably well. The location of the Gregory Project near two PATH 
terminals at Exchange Place and Grove Street put the apartments in 

a convenient location to serve Manhattan commuters. 
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Downtown GNRP 


The Downtown General Neighborhood Renewal Plan will consist of 
five separate project areas. Four will consist of residential re- 
habilitation while one will be a commercial project. The projects 
will include Hamilton Park Village, Paulus Hook, Van Vorst, and 
Newark Avenue. The gross cost for all projects will amount to 
approximately $30 million. Also to be provided in each project 
are other public and municipal facilities including new schools, 
fire houses, sewer lines and street improvements. The GNRP area 
consists of a total of 440 acres and is adjacent to the Gregory 
Park and Henderson Street Projects. The current priority for the 
projects in the GNRP area provides for either Hamilton Park or 
Paulus Hook of the residential projects to be started first. The 
commercial project, Newark Avenue, will be the last area to be 
redeveloped. 


Henderson Street Project 


It is expected that land clearance of about 450 housing units is 
to take place in the Henderson Street Project over a three-year 
period. After clearance, it is planned that new residential de- 
velopment of about 300-400 town house or duplex units will be built 
under the FHA 221(d)3 program. A 36,500 square foot parcel is to 
be retained for the development of automotive commercial facilities. 


Jackson Avenue Project 


The Jackson Avenue Project is located in the south central part of 
Jersey City approximately one mile south of Journal Square. The 
project plan includes an area of 54.1 acres and involves about 
1,600 housing units. It is planned that this project will involve 
only residential rehabilitation. Project planning is expected to 
be underway in about a year. 


Montgomery Street Project 


This is a 107 acre site adjacent to the Jersey City Medical Cen- 
ter which already contains two Public Housing Authority projects. 
it is expected that, after partial clearance, the project will con- 
sist of residential, commercial and industrial reuse. The commer- 
cial parcel contains about 5.5 acres and is planned for a neighbor- 
hood shopping center. The project is expected to enter the execu- 
tion stage in the Fall 1967. 


Holland Tunnel Project 


This 18 acre project, located at the mouth of the Holland Tunnel, 
is planned for industrial and commercial reuse. Developers for 
most of the facilities have been selected and a 150-room Hol iday 
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Inn Motel has already been constructed. The area will include 
several gas stations and a showroom warehouse of an apparel firm. 
The previous use of the project area was residential, most of 
which was in poor condition, with almost 60% of the houses class- 
ified as dilapidated. 


Town House Development 


Another development, although small in size, is of particular sig- 
nificance because it represents new private residential construction 
adjacent to the West Side Avenue commercial district. According 

to the developer, Berger Realty, as soon as mortgage money is more 
readily available they will begin construction of several town 
houses in the $20,000 to $30,000 price range on Boyd Avenue near 
West Side Avenue. The town houses will be single and two-family 
units. 


Hudson Shopping Plaza 


Immediately south of the Two Guys discount store is the announced 
Hudson Shopping Plaza which is to be developed by the J. S. Kislak 
Organization. This office contacted Mr. Bernard Tudor of the J. S. 
Kislak company who stated that the shopping center is to be built 
in two stages - the first stage, under construction at the present 
time, will total 106,000 square feet and apparently will be opened 
in early 1967; the second stage, of from 300,000 to 350,000 square 
feet, will be built at a later date and is expected to include a 
department store of 200,000 square feet. 


Jersey City Shopping Center has been announced on Route 440 and 
Roosevelt Stadium. Contact with the developer, Mr. Jason Duffy, indi- 
cates that this project at present includes only a large food store 
and that there are no present plans for a major comparison goods fa- 
cility at this location. 


Journal Square Developments 


Both urban renewal and private redevelopment activities in the Journal 
Square area are jin various stages of planning or completion, These 
developments are expected to have great impact upon the Journal Square 
commercial district. Therefore, discussion of each development is 
presented in Section II! which emphasizes the importance of Journal 
Square in commercial planning for Jersey City. 


JERSEY CITY -sourRNAL SQUARE——— 
CENTRAL BUSINESS DISTRICT 


JOURNAL SQUARE WEST PROJECT AREA 
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SECTION II] 


THE IMPORTANCE OF JOURNAL SQUARE IN 
COMMERCIAL DISTRICT PLANNING 


The Journal Square West Urban Renewal Project Area comprises a 
major part of the Journal Square area; the major retail, commer- 
cial and community center for Jersey City as well as a transporta- 
tion hub for Jersey City, Hudson County and eight other northeast- 
ern New Jersey communities. The present boundaries of the Journal 
Square West Project Area are shown on the facing map and illus- 
trate the relation of the project to Journal Square and the Cen- 
tral Business District (CBD). The project area is bounded on the 
north by Newark Avenue, on the east and south by J. F. Kennedy 
Boulevard, and on the west by Tonnele Avenue. Within these boun- 
daries is an open depressed right-of-way utilized by the Pennsyl- 
vania Railroad. The air rights over this right-of-way are not in- 
cluded in the urban renewal project. 


The land uses within the Journal Square West Project Area are 
generally residential housing and two distinct types of retail fa- 
cilities. The primary concentration of retail facilities in the 
project area is along Newark Avenue and J. F. Kennedy Boulevard. 
The retail structures on Newark Avenue are old, deteriorating build- 
ings with the stores selling merchandise generally of lower quality 
than sold in stores on J. F. Kennedy Boulevard. The Newark Avenue 
section has mixed usage with the retail stores usually occupying 
the first floor frontage, and dwelling units occupying the upper 
floors. The retail stores on J. F. Kennedy Boulevard are stronger 
merchants, including several chain stores, and have a higher stand- 
ard of maintenance and fewer mixtures of commercial and residential 
usage in the same building. 


The interior of the Journal Square West Project Area consists of 
predominantly older homes of multiple dwelling types. Many of 
these homes have been owner-occupied for many years and are fairly 
well maintained. 


An inventory of building uses in Journal Square was made by this 
office in mid-1966, utilizing earlier tabulations made by the Jer- 
sey City Division of Planning. The inventory of commercial build- 
ings is presented in Section | of this report. A detailed tabula- 
tion of all building uses and a definition of the classification 
system used in Journal Square and the seven other commercial dis- 
tricts is contained in Appendix A. 


The most distinguishing feature of the project area is a section 
of track and land owned by the Pennsylvania Railroad which bisects 
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the area. The tracks are approximately 40 feet below street level 
and the land surrounding the tracks and owned by the Pennsylvania 
Railroad form a ''bowl'' shape. This bowl section of approximately 
eight acres has a blighting effect on the Journal Square area due 
to the fact that with the exception of the tracks used by the PATH, 
the land has remainded undeveloped. 


The location of the project area and the CBD in relation to Jersey 
City is shown on the facing map. Access to and from Journal Square 
from Hudson County as well as from Newark and New York is excellent. 
Journal Square contains the largest retail concentration in the 
city, the highest land values and is a major transportation center. 
There are twelve bus companies operating 27 separate bus routes 
through, or originating in Journal Square. Of the 2,400 buses (ap- 
proximately 1.6 buses per minute) that depart from Journal Square 
daily, 1,250 use the Square as stopping points and 1,150 originate 
their trips from Journal Square. In addition to bus transportation, 
the PATH train operates 24 hours a day from Journal Square to New 
York City as well as other parts of Jersey City, Harrison, Hoboken 
and Newark. 


Although Journal Square has the highest valued property in Jersey 
City, a central location, excellent transportation facilities and 
a densely populated trading area, it has not been developed to its 
full commercial potential. Jersey City's development history, the 
fragmentation of commercial development among several districts in 
the city and economic reverses in recent years, are all factors in 
the present weak role played by Journal Square. Present and pro- 
posed urban renewal action is directed toward strengthening Jour- 
nal Square. The most advanced development program is the St. 
John's Apartments. 


St. John's Apartments 


In 1963 the OSIAS Construction Company was named by the Jersey City 
Redevelopment Agency to take over the development of a portion of 
the St. John's Project. OSIAS will develop an apartment complex un- 
der Section 220 of the Federal Housing Act on a |5-acre site four 
blocks north of Journal Square at Kennedy Boulevard and Newark 
Avenue. When completed, the apartments will include four buildings 
with 1,100 apartments ranging from studio to three-bedroom units. 
Rents will start from $121 per month. Three of these apartment 
buildings are completed, the last being opened in February, 1966. 
The first building is completely rented with few vacancies remain- 
ing in the second and third buildings. The St. John's Apartments ' 
amenities consist of off-street parking, sauna thermal bath and 
health club, air-conditioning and a swimming pool. The cost of 

the entire project is estimated at approximately $20 million. 
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The balance of the project is to be sold to another developer to 
provide housing for the elderly which is to be constructed under 
Section 202 of the Federal Housing Act. Section 202 provides for 
middle-income housing for the elderly. Although the apartments 
developed by OSIAS are the only buildings completed in the Journal 
Square area, there are extensive development programs planned, The 
location of the St. John's Project, a private elderly housing project, 
the Journal Square West Project, and the proposed Transportation 
Center are shown on the facing map. 


History of Journal Square Renewal Proposals 


In January, 1962, a meeting was held between the State of New Jer- 

sey and Jersey City pertaining to the Journal Square development. 

At the same time, negotiations were underway between the States of 

New York and New Jersey, the Port of New York Authority, and the 
Trustees of the then bankrupt Hudson and Manhattan Railroad, per- 
taining to the need of improving commuter services in the metropolitan 
area. The Port of New York Authority had proposed building a World 
Trade Center on the west side of Manhattan. Upon the insistence of 
the planning and development officials of Jersey City that the Port 
Authority give similar attention to Jersey City, the Port Authority 
developed a proposal to build a modern Transportation Center in Journal 
Square to provide not only essential commuter facilities, but also 
office space, shops and retail stores, The cost of this proposed 
development would be approximately $25 million. On March 27, 1962, 

a bill incorporating all of these features was signed into law by 
Governor Hughes and Rockefeller. This was the beginning of a series 
of planned development concepts for Journal Square treating traffic 
circulation, residential development, institutional, cultural, civic 
and governmental facilities, parks and open spaces, new commercial 
offices and a retail shopping center. It is anticipated that the 
rebuilding of the Journal Square Center will be accomplished primarily 
through private investment. 


Journal Square West Project 


Various development schemes have been proposed for the Journal Square 
West Project. One of these plans call for a parking garage and shopping 
mall with two department stores, a high-rise office structure and a 

motor hotel facility. The minimum building area of the proposed develop- 
ment would include a 250,000 square foot department store and an ad- 
ditional 250,000 square feet of mall satellite retail stores, At maximum, 
the proposed development would include two department stores with an 
aggregate total square foot area of approximately 450,000 square feet, 
and 350,000 square foot commercial retail area. In addition to this 
800,000 square foot commercial retail area, the maximum development also 
would include a 200,000 square foot high-rise office structure and a 
200-room motor hotel. 
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Recently, the project has been suggested as a site for the adminis- 
trative buildings of the police and fire departments. These build- 
ings would be constructed at the north end of the project along 
Newark Avenue. Commercial redevelopment is expected to take place 
along Kennedy Boulevard, utilizing air rights over the Pennsylvania 
Railroad. 


Port Authority Transportation Center 


On September 12, 1963, the Port Authority submitted a report on 

the Transportation Center development proposals. The proposal in- 
cludes plans for the existing PATH station on the east side of 
Journal Square to be completely rebuilt with new tracks and plat- 
forms served by modern escalators. At the ground Jevel of Journal 
Square, approximately 40 feet above the tracks, the entire existing 
railroad cut would be decked over to allow construction of project 
buildings. On the concourse level would be constructed a pedestrian 
plaza along which related consumer services such as travel agen- 
cies, insurance offices, banks and other retail outlets would be 
located. Below this concourse level would be a new bus terminal 
designed to provide easy access for passengers to the PATH and Jour- 
nal Square. Included in the proposal are two office buildings; a 
5estory building facing J. F. Kennedy Boulevard and a 16-story tower 
toward the rear of the pedestrian plaza. The Transportation Center 
would also include approximately 500 off-street parking spaces. 

This proposal is presently in the planning stages. It should be 
noted that recently the Port of New York Authority and the City of 
New York reached agreement on the building of the World Trade Cen- 
ter in Manhattan. This should have a positive effect on the proposed 
Transportation Center in Jersey City. 


Edlerly Housing 


In addition to the elderly housing proposed for development in the 
St. John's Project, a labor union is proposing to develop elderly 
housing privately in the same area. The site is located on Kennedy 
Boulevard between the Erie Railroad and St. Paul's Avenue. Since 
development plans are still in the discussion stage, details of the 
proposal are not available, 
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The extent to which new development takes place in Journal Square 
will be the principal determining factor in the future of other 
commercial development in Jersey City. The economic potential of 
Journal Square has been forecast in a report submitted to the Jer- 
sey City Redevelopment Agency by Larry Smith & Company in Septem- 
ber, 1966. The report was the Phasel - Economic Analysis for the 
Journal Square West Urban Renewal Project. A summary of the analy- 
sis follows with emphasis on the retail shopping aspect of commer- 
cial activity. A review of office and other commercial use potential 
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is also presented. The purpose of presenting the analysis is to 
illustrate the impact which Journal Square will exert upon other 
commercial development in Jersey City. 


The following economic analysis summary commences with a discussion 
of population, employment and income factors related to Jersey City, 
its trade area and the surrounding metropolitan area. The trade 
area includes most of the market served by major Jersey City retail 
facilities. The metropolitan area, or SMSA (coextensive with Hudson 
County) is the area for which certain detailed statistical data is 
available from the government. These areas are shown on the fac- 
ing map. 


Certain basis assumptions and qualifications affect all land use 
demand projections in the analysis. These are as follows: 


1. There will be no major war or economic depression 
which will seriously affect the New Jersey or na- 
tional economy. 


2. Population growth in the trade area will occur at 
the projected rate. 


3. Information published by government agencies and 
local sources is sufficiently accurate for the 
analytical purposes of this report. All projected 
dollar amounts in this analysis are in terms of the 
current (1966) value of the dollar. 


Population, Employment and_ Incomes 


A review of population, employment and incomes in the Jersey City 
area is essential to the analysis of the future development oppor- 
tunities in Journal Square. 


Jersey City and Hudson County shared in the outward spread of com- 
mercial activity and urban development from Manhattan and the peak 
period of population growth occurred from 1900 to 1910 when the 
Hudson and Manhattan Railroad was opened. Jersey City became a 
major transportation center and the most heavily industrialized 
city in New Jersey, reaching virtually full development of its 
industrial, commercial and residential land in the 1920's. Since 
1930 population in Jersey City has declined from its peak of 
317,000 to 276,000 by 1960. The saturation of land available for 
residential development, the attraction of suburban housing after 
World War I!, the employment reductions in local manufacturing 
firms and transportation facilities, have all led to rapid out- 
migration by white middle-income families and their replacement 

by lower-income non-whites. 
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The projection of Jersey City and Hudson County population shown 
in Table 3 below assumes a continued moderate decline until the 
1975-1980 period, when the planned urban renewal and rehabilita- 
tion programs are expected to increase population levels. 


Table 3 


Population Growth And Projections 
(Thousands ) 


1950 1960 1966 1970 ee 1980 1985 


Hudson County 647.4 610.7 609.0 608.0 610.0 614.0 620. 
Jersey City 299.0792 /6. la? (02 1208-08 1206.08 26/20.) 27050 


Share of County 46.1% 45.2% 44.4% 44.1% 43.6% 43.5% 43.5% 


i=) 


Hudson County and Jersey City are importers of labor, providing 

more jobs than needed to support local population. In addition, 
there is a high degree of cross-commuting between Hudson County, 
surrounding New Jersey communities and New York. Manufacturing 
firms are moving from Jersey City and the county, and there is evi- 
dence that certain non-manufacturing activities are increasing. 
Efforts to stimulate commercial activity in Jersey City are expec- 
ted to result in the shift toward non-manufacturing employment shown 
in the projection in Table 4. 


Table 4 


Hudson County 


Non-Agricultural Wage And Salary Employment 
(Employment in Thousands ) 


1960 1965 1970 1975 1980 1985 


Manufacturing Employment 119.2 114.1 108.4 103.7 98.2 91.8 
SHakeweto.471945,04 0 43.25% 042.07 40.0% 3/204 


Non-Manufacturing Employ. 137.6 139.4 140.9 143.3 147.4 156.2 
Share 53.6% 55.0% 56.5% 58.0% 60.0% 63.0% 


Total 256.8 253.5 249.3 247.0 245.6 248.0 


Per capita mean incomes have been estimated as a basis for evaluat- 
ing the purchasing power of the Jersey City retail market analyzed 
in the following section. These estimates are related to the Jer- 
sey City trade area. 
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Table 5 


Mean Income Comparison - 1966 
Trade Area Zone 


Primary (Jersey City) $2,250 
Secondary A (Bayonne) $2,400 
Secondary B SiO 
Trade Area Average $2,245 


Retail Analysis 


Journal Square retail facilities, while comprising the largest re- 
tail concentration within the Jersey City area, are not dominant 
within this market. The future opportunities for increasing the 
retail strength of the Journal Square complex will depend upon a 
combination of factors including the service of a wider trade area, 
the retention of a greater share of local residents! expenditures, 
and a centralization of retail sales rather than continued disper- 
sion throughout the Jersey City area. 


The distribution of retail building use in the Journal Square sur- 
vey area by major retail groups is summarized in Table 6 below. 
The types of retail stores included in each of these major groups 
are as follows: Convenience Goods include food, drug and hardware 
stores selling merchandise purchased relatively frequently; 
Comparison Goods stores are those facilities selling merchandise 
purchased on a shopping basis such as department stores, variety 
stores, apparel shops, furniture and appliance stores, and other 
specialty goods shops; Other Retail stores include eating and drink- 
ing facilities, gasoline service stations, automotive sales out- 
lets, lumber supply yards, and miscellaneous retail facilities. 


Table 6 
Retail Building Use - 1966 


Building Use 


Retail Group Gross Sq.Ft. Percent 
Convenience Goods 80,000 46207 
Comparison Goods 330,000 wkd) 
Other Retail 142,000 24.8 
Vacant Commercial 20,000 305 
Tota! 572,000 100.0% 


Source: Jersey City Division of Planning land use in- 
ventory and field surveys by Larry Smith & Company. 
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Trade Area Sales Projection 

Jersey City Share 

Jersey City Sales Projection 

Journal Square Share 

Development Assumption 

Maximum Centralization - Share 
- Sale 


Residual Sales to Remainder 
of Jersey City 


Additional store areas warranted 
in remainder of Jersey City 
@ $60/Sq. Ft. 


Moderate Centralization - Share 
- Sales 


Residual Sales to Remainder 
of Jersey City 


Additional store areas warranted 
in remainder of Jersey City 
@ $60/Sq. Ft. 


TABLES, 


COMPARISON GOODS 
SALES PROJECTION 


(Sales in Millions) 
1966 1970 
SLsmO $131.4 
61% 65% 
$ 69.0 $ 85.4 

28% Ze 
$ 19.0 Aa 
550.0 $ 67.4 

* 290 ,000 

28% 21% 
$ 19.0 SuloeO 
$ 50.0 cy Taya 

- 290 ,000 


OS, 


1975 
SGle0 


70% 
Cad 7/ 


35% 


2039.4 


Se 7/5165) 


388 ,000 


25% 
$28.2 


$ 84.5 


9/5 ,000 


1980 
$185.0 


70% 
3129.5 


38% 


2 49.2 


$ 80.3 


505,000 


30% 
Sy Ae 


2a] 


678 ,000 


1985 
$199.7 


70% 
$139.8 


40% 


> 558 


$ 6339 


565 ,000 


30% 
$ 41.9 


2 97.9 


798 ,000 


Comparison goods facilities is the most significant category, com- 
prising almost 58% of total retail space. It is the comparison 
goods stores which provide the primary shopping attraction for a 
major retail complex and it is this category which will be evalua- 
ted in detail in this section. Convenience goods stores tend to 
be located in proximity to residential areas and ''other retail"! 
facilities are generally in low-intensity locations on the frin- 
ges of central business districts or in outlying locations. For 
these reasons, the following retail analysis is confined largely 
to an evaluation of the past trends and future opportunities for 
the development of comparison goods retail facilities. While it 
can be expected that some new convenience goods and other retail 
stores will be developed in Journal Square and could be included 
in the Journal Square West Project, it is not expected that there 
will be a significant net addition to the amount of convenience 
and other retail space because of the continuing trend toward de- 
centralization of these retail store types. 


Comparison Goods Sales Projections 


The projection of comparison goods sales into the future provides 
an indication of the extent of retail facilities justified by the 
potential of the market area. Such projections are not the equiva- 
lent of sales forecasts for individual merchandising organizations, 
but are intended for use by the Jersey City Redevelopment Agency 
and Division of Planning for further refinement of the Journal 
Square West redevelopment plans. 


Facing Table 7 shows the total trade area sales projections. Jer- 
sey City comprises the major portion of this total sales projection 
for comparison goods. Jersey City comparison goods sales are es- 
timated at $69 million in 1966. Planned expansion should increase 
Jersey City sales to over $85 million by 1970, and thereafter to a 
level of 70% of the trade area. This increase in market share still 
allows modest sales increases for trade area retail facilities out- 
side Jersey City. 


Journal Square comparison goods sales are projected on two bases 
after 1975, depending upon the degree of comparison goods 
centralization. 


Competing with Journal Square for the comparison goods sales avail- 
able to Jersey City are the newer retail developments along Route 
440 and the older, strip-type commercial areas. These older com- 
mercial areas are generally obsolete and vulnerable to competitive 
inroads, both by redevelopment in Journal Square and, of course, 

new facilities outside Jersey City. It is expected that under the 
normal competitive process, these older strip commercial areas will 
continue to diminish in strength and importance for comparison goods 
retailing and will increasingly serve only a limited local popula- 
tion for convenience goods shopping. 
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The timing and degree to which this displacement and attrition pro- 
cess will occur to some extent can be controlled by the city, both 
in the extent of redevelopment which takes place in the Journal 
Square area and the treatment of retail areas through urban renewal 
in the outlying commercial areas. 


The 'maximum centralization'' projection for Journal Square compar i- 
son goods retail sales on the preceding Table 7 assumes a planned 
reduction of older commercial areas of Jersey City, while the 
‘moderate centralization'' projection forecasts a slower, natural 
attrition in the older commercial areas and a somewhat stronger 
growth projection for the newer shopping center developments. 


Office Development 


Jersey City has only a limited amount of office space in relation 
to the city's size. The influence of the nearby world-wide and 
regional commercial centers of Manhattan and Newark, along with 
Jersey City's development history have served to restrict the type 
of commercial activity which requires significant office space. 
There is an estimated 702,000 square feet of office space (gross 
building area) in the Journal Square area, of which approximately 
342,000 square feet is in general commercial space and 360,000 
square feet is in professional offices. According to the Division 
of Planning survey, there are approximately 563,000 square feet of 
office space in the seven other commercial areas within Jersey City, 
for a total of 1,265,000 square feet of office space. 


The projection of office space demand for Journal Square made in 
this section utilizes a restricted definition of office space in 
order to closely identify the development opportunities for general 
office and professional quarters as opposed to institutional, com- 
munity or office space connected with manufacturing and warehousing 
activities. The two components of this office space definition 

are general commercial and professional offices. General commercial 
includes finance, insurance and real estate firms, and business ser- 
vices (advertising services, consumer and credit agencies, mailing 
and stenographic services, building services, news and employment 
services). Professional offices include the offices of physicians, 
dentists, lawyers and other professional services such as engineers, 
architects, accountants, planning services and consultants. 


This definition of office space excludes several types of offices 
which are not part of the general commercial market available to 
major office buildings intended for multiple tenant use. Office 
requirements for transportation, communications, and public util- 
ity firms, generally met in single tenant office buildings, and 

the office space required for government services has been excluded 
from the following analyses. 
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In the projection of office space demand, it is expected that Jour- 
nal Square and other parts of Jersey City will be able to attract 

an increasing share of office employment. However, the analysis 
indicates that both the Journal Square West Project and other parts 
of the city face certain disadvantages in accomplishing this because 
of the lack of an established commercial complex of a significant 
size:for offices desiring a central location and the competition 
from suburban offices elsewhere in New Jersey. However, Jersey City 
is in proximity to Manhattan and Newark, so that with a sufficiently 
imaginative plan of development and highly competitive rents, may be 
able to attract an adequate number of medium to small commercial 
firms to the Journal Square area, Any office space forecast may be 
conservative if a major employer can be attracted to the Journal 
Square area, This success probably would stimulate other organiza- 
tions to become Journal Square office tenants. 


Professional office demand can be expected ta increase in Jersey City 
because of increasing demand for professional services and the growth 
in professional employment. However, the kind of professional office 
growth is closely tied to local population levels. This results in 

a tendency toward further decentralization of certain professional 
office users, especially physicians and dentists. For these reasons, 
significant increases in professional office space in Journal Square 
should not be expected. 


Realization of new office space in Journal Square is expected to be 
the result of new commercial space and demand from replacement of 
existing obsolete office structures. Growth potential for office 
space depends largely upon the successful implementation of the Jour- 
nal Square West Project, other redevelopment activities in the vi- 
cinity as well as the local finance, insurance and real estate firms 
inmversey, Citys 


Replacement demand may also prove to be a factor in the development 
of office facilities in outlying commercial areas. 


From the above analysis, it would appear that other commercial areas 
would not usually attract much in the way of new office space because 
of the lack of a focal point to provide an identity to the area. 
Outlying commercial districts should anticipate the need for providing 
adequate space to accommodate the increase in professional services 
which tend to decentralize. It should be pointed out, however, that 
an "'off-shore!' office building has been announced over the water 

near Exchange place; because of technical and administrative reasons 
the project may not be developed. However, this location offers some 
unique features which would make it attractive to office developers, 
such as: 


1. View of Hudson River and harbor activity. 


2. Visual proximity to the downtown Manhattan office 
financial complex. (Proposed building is opposite 
Barclay Street in Manhattan.) 
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3. Commercial transportation via PATH to Manhattan, 
Journal Square, Hoboken and Newark. 


4. Proximity to existing major banking office facil- 
ities at Exchange Place. 


Other Commercial Facilities 


Transient accommodations in Jersey City are all located within 
Journal Square with the exception of a new Holiday Inn in the Hol- 
land Tunnel Urban Renewal Project at the entrance to the Holland 
Tunnel. Demand for transient room is chiefly divided into two 
groups - terminal and transient. Terminal demand generally focuses 
near the major center of business and social activity, while transi- 
ent demand is confined largely to locations which are convenient 

to major highways. Thus, it can be assumed that most of the termi- 
nal demand in Jersey City would be accommodated around Journal 
Square which is the hub of business and social activity in Jersey 
City. Other transient facilities developed outside of Journal 
Square would most likely depend upon transient demand. In recent 
years there has been a countering of these established trends and 
motor hotels have been located on the fringe of the central busi- 
ness districts. This is especially true when they are located 
within a reasonable proximity to central business district areas 
and they provide ample free parking. 


The projections of transient facility demand in Journal Square, as- 
sumes that the rooms developed would be in a motor hotel which 
would compete effectively with the outlying transient facilities 
while at the same time provide normal hotel services. Such a fa- 
cility would be located in proximity to the main shopping area 
competing with major hotel facilities in Journal Square. Future 
demand for additional transient rooms in Journal Square has been 
related to two basic factors: 


1. Additional rooms required to serve Journal Square's 
expected growth and the increase in economic activ- 
ity in that location; and 


2. The replacement of existing first-class transient fa- 
cilities by newer and more efficient facilities. The 
analysis indicates that strong management should be 
able to achieve a satisfactory occupancy rate ina 
motor hotel of from 100 to 150 units between 1970 and 
1975, and 200 to 250 units between 1980 and 1985. A 
somewhat larger motor hotel facility might be justi- 
fied should there be a significant increase in the num- 
ber of visitors to Journal Square as a result of the 
development of the Journal Square Project and the ef- 
fect of the development of the World Trade Center pre- 
sently being constructed in downtown Manhattan. 
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On the basis of this analysis, any new transient facilities construc- 
ted outside of Journal Square should be in a position to either take 
advantage of activity in Journal Square or of transient demand along 
major traffic arterials. 


In addition, the Journal Square West analysis covers other commercial 
uses suitable for development in Journal Square. Among the commer- 
cial recreation and entertainment facilities are motion picture 
theaters, bowling alleys, billiard parlors, ice-skating and roller 
rinks, commercial indoor swimming pools, gymnasium and other types 
of recreational facilities. It is indicated that motion picture 
theaters are the predominant type found in the central business 
district area, while other facilities such as bowling alleys, ice- 
skating and roller rinks are more often found on the fringe of cen- 
tral areas or in outlying commercial locations because of their 
more extensive use of land. In Jersey City, according to field 
survey, there are a number of locations in outlying areas where 
there are bowling alleys, theaters and billiard parlors. Some of 
these facilities offer a combination of commercial or recreation 
uses. For example, one bowling alley has billiards and a bar and 
lounge area. One of the billiard parlors provides model auto rac- 
ing facilities. This group of uses is probably more advantageous ly 
developed in outlying commercial areas provided that additional new 
demand is available in excess of existing facilities. 


Other commercial uses analyzed in the report prepared for the Jour- 
nal Square West Project are personal services and repair facilities. 
Although it is anticipated there will be an increase in central 
business district activities as a result of office and retail de- 
velopment, analysis indicates that no appreciable increase can be 
expected in the personal services or repair categories. New bar- 
bershops, beauty shops, laundry and shoe repair shops will un- 
doubtedly be developed within new office complexes, apartment de- 
velopments and within the Journal Square area in general. However, 
it is not expected that there will be any significant net addi- 

tion to the space utilized by these facilities. The growth of 

auto repair and service facilities in major establishments serv- 

ing radio, TV and appliances are more likely to be located in the 
outlying commercial areas on lower value land or in proximity to 
residential areas. The growing trend toward servicing of appli- 
ances in the home and the desirability of being closer to residen- 
tial areas as well as the increased basic requirements of major 
repair firms indicates that at best these establishments will main- 
tain their present level of building usage in the Journal Square area. 


It should be pointed out that most service firms generally associate 
with a cluster of other commercial activities, especially retail fa- 
cilities. An example of this trend is the new suburban shopping 
centers. Therefore, no significant distinction in demand for ser- 
vice facilities exists between Journal Square and outlying commer- 
cial districts in Jersey City. 
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COMMERCIAL DISTRICT CONDITIONS 


PART II 


COMMERCIAL DISTRICT CONDITIONS 


In analyzing outlying commercial districts in Jersey City, three 
important elements have been considered. These are: 


1. The function of the area; 
2. How that function is performed; and 
3. The problems associated with each area. 


These three elements have been identified through technical data 
supplied by the Jersey City Division of Planning, merchant inter- 
views, and field observations. The greatest awareness of problems 
and performance of function were obtained through merchant inter- 
views and informal conversations with shoppers and business people. 
Time was also spent in observing the daily activities within each 
district. 


There are many different ways of evaluating a commercial district. 
However, two general groupings of evaluation measures have been ap- 
plied. One is basically quantitative in nature and relies upon 
available statistical data from government and other local sources 
and field investigation. The second measure is essentially quali- 
tative in nature and requires subjective judgments based upon obser- 
vation of activities in each district measured against Larry Smith 
& Company experience gained from research and analysis of real es- 
tate problems. 


As part of the contract of services for the commercial consultant, 
a blight criteria guide was prepared which is useful in determining 
the extent of blight within a commercial area. However, in order 
to assemble sufficient information to pursue the future treatment 
of an individual commercial district, additional measures have been 
applied which relate to the three elements of a commercial district 
described above. Some of the quantitative measures which have ap- 
plication in understanding conditions in the commercial districts are: 


1. The relationship of rents to income, including pro- 
vision for maintenance and return on owner's 


investment. 


2. Changes in population density within the support 
area of that commercial district. 


3. The trends in incomes in the areas supporting the 
commercial district. 
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4. Additional new competition which is of a nature suf- 
ficient to overcome the attraction of an existing 
commercial district. 


5. Changes in property values over a time. 
6. Vacancy ratio by land use type. 
7. Proportion of substandard structures. 


Certain qualitative measures which apply in the analysis of commer- 
cial districts are: 


l. The distribution and effect of location of vacancies. 


2. The location and distribution of substandard or ob- 
solete structures. 


3. Environmental characteristics including such factors 
as maintenance, obsolescence, general appearance and 
public amenities. 


4. Functional characteristics such as provision for 
loading and delivery space, traffic and pedestrian 
circulation, public transit facilities, etc, 


5. Population composition within the vicinity of the 
commercial districts including racial or ethnic char- 
acteristics,visible indications of expenditure prefer- 
ences, etc. 


6. Outstanding strengths of the district either in the 
form of new or rehabilitated buildings, the availa- 
bility of beneficial land uses, transportation fa- 
cilities and amenities. 


Many of these measures have been applied and are presented in this 
report. However, certain of the measures are more appropriate for 
later reports dealing with economic trends and projection of space 
needs, etc. Certain other measures are more useful when all or a 
portion of the commercial district has been designated for treatment. 
Some factors may not be critical until the area has achieved urban 
renewal project status. 


The measurements applied at this stage in the commercial district 
analysis include comparison of vacancy ratios and an examination of 
property values from information collected during a reassessment 

in Jersey City. Other more subjective evaluations which are covered 
in this report include a review of the distribution and importance 
of location of vacancies and substandard or obsolete structures 
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within each district. Also examined are the outstanding strengths 
of the district so that a more positive viewpoint is established 
upon which future treatment can be based. The functional character- 
istics of each district, particularly as they relate to loading and 
delivery in stores and businesses and the effect upon appearances 
and interference with automobile or pedestrian traffic are noted. 
The availability and convenience of public transportation facilities 
are noted generally. 


Further examination of bus transportation may be included in the 
Phase I! report of Economic Trends and Land Use Projections by this 
office when the New York Port Authority has completed a study of 
bus transportation facilities outside of Journal Square. The large 
number of bus companies serving Jersey City and the incompleteness 
of schedules and route designations for individual lines make 
analysis difficult. However, from information from Voorhees & 
Associates parking studies, it would appear that public transit 

is most critical in the Downtown commercial district. Decision as 
to the utility of bus transportation material will be delayed pend- 
ing review of the Port Authority study to be made available in 


196/; 


Certain aspects of population density are covered on a subjective 
basis in this report. However, a more detailed examination of popu- 
lation within the service areas of commercial districts will be 


covered in the Phase II report dealing with economic potential. 
Trends and patterns of incomes, expenditures and competitive facili- 
ties will also be covered in the Phase I! report. 


Such factors as business incomes or sales related to rent paid, 

mortgage commitments, etc., are more appropriately covered when 

rehabilitation of an area is being considered as the appropriate 
treatment. 


Detailed structural condition studies should be pursued when all or 
part of a commercial district is designated for urban renewal pro- 
ject status to determine which structures should be cleared or 
rehabilitated. 


It is the purpose of this report, therefore, to point up the signifi- 
cant aspects of each commercial district in order to provide a basis 
for later determining the economic potential and future treatment 

of the area as well as displacement and relocation needs. The data 
gathered and judgments exercised are designed to be coupled with 

the results of other studies of the Community Renewal Program so 

that each commercial district can be reviewed in light of its func- 
tion, performance of that function, and the problems associated 

with that area. Recommendation as to how an area may be treated 

and whether it serves a useful function can only be determined through 
the joint efforts of the Division of Planning and the Community 
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Renewal Program consultants. Thus, it is important not to become 
overly specific in this report but rather limit activities to the 
central points necessary to a gross evaluation of conditions in a 
commercial district which will be useful in the additional studies 
required. 


Parking capacity of individual commercial districts has been analyzed 
and recommendations have been made in the Voorhees parking studies 

already submitted to the Division of Planning. Thus, in this report 
parking areas are discussed in terms of location, type and condition. 


In the following sections conditions in each of the seven commercial 
districts to be studied are examined individually. The district 
conditions are summarized at the front of the report. The summary 
utilizes a rating system which evaluates the relative differences 

in each district. 
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SECTION IV 


CENTRAL AVENUE 


The Central Avenue commercial district was developed originally to 
serve the area north of Journal Square between Hoboken and Union 
City, New Jersey. Undoubtedly, some business originates from be- 
yond this area but essentially the Central Avenue commercial dis- 
trict serves the northern portion of Jersey City. The limited ex- 
tent of the area served by the Central Avenue commercial district 

is confirmed by the Voorhees parking study. According to the study, 
the mode of travel used to reach that district is: walking-66%; 
car-18%; and public transit-16%. 


The conditions prevailing in the Central Avenue commercial district 
are described in the following paragraphs with maps used for illus- 
trative purposes. 


Transportation 


Automobile traffic is two-way along Central Avenue with alternat- 
ing one-way traffic on most crossing streets. Bus stops are loca- 
ted at several intersections within the district with no more than 
two blocks between any two stops. However, it may be noted that 
stopping points are not clearly defined either with the use of signs 
or markings on pavement or curb. In some places yellow curbing can 
be seen but it is not always pointed out that these are bus stop 
zones. The bus route is a direct link to Journal Square and rapid 
transit commuter lines to New York. Therefore, bus transit in this 
area is most likely used for long-distance shopping or commuting 

to work. 


Automobile traffic on Central Avenue is usually heavy and often 
congested, frequently because of double parking in front of stores 
or other businesses. In addition to customer autos, delivery trucks 
frequently must double park in order to make deliveries to stores 

or businesses. 


Curb parking, allowed on both sides of the street, contributes to 
the congestion on Central Avenue. Alternative parking spaces at 
off-street parking lots are available both in municipal lots and 
private facilities. The significant facilities are noted on the 
facing transportation map and coded by letter. Lots A, D, E and F 
are private lots and are used by customers, employees or tenants. 

Of the four lots, F is the largest and the most significant since 

it serves the Food Fair supermarket, a major commercial facility 

on Central Avenue. Food Fair maintains a security guard in the 

lot for customer convenience. The lighting and customer convenience 
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to the store lot F serves is considerably better than the munici- 
pal lots in the district (B and C). Lot E is not currently util- 
ized as it was formerly the customer parking area for the Acme 
Supermarket which is now closed. Lot B does have access to Cen- 
tral. Avenue, while lot C does not. Most of parking lots, with 

the exception of Food Fair's, are poorly lighted and located so 
that shoppers tend to use them only if curb space is not available. 
Evening shoppers are likely to be discouraged from using off- 
street parking facilities because they are located on the fringe 

of the well-lighted shopping district. Thus, shoppers must walk 
through dimly lit neighborhoods or in unlit areas between buildings. 


Public and Residential Facilities 


The facing map indicates the location of major public buildings 

and multi-family structures in or near the Central Avenue commer- 
cial district. Most of the churches or religious facilities are 
located along Bowers and Graham Streets. Major multi-family struc- 
tures near the district are concentrated generally around the 
southern half of the area. However, there are no major concentra- 
tions of apartment buildings. The character of the residential en- 
vironment is low density, two-to-three-story buildings with mul- 
tiple living units. Housing is generally old in appearance; how- 
ever, some rehabilitation has taken place which will be noted in 
more detail under the next subheading. 


Other notable public facilities are letter coded on the public and 
residential facilities map facing, and below. 


A. Two fraternal organizations. 

B. Police precinct headquarters. 

Grae rublic library. 

D. Fire station. 
Structure and Land Conditions 
The outstanding strengths or weaknesses are noted on the map fac- 
ing the following page. Generally, these features or land uses 
either significantly add to or detract from the commercial strength 
of the district. Each of the features is described briefly below 
and identified on the map by number or letter. 


Strengths: 


1. Building occupied by the A&P supermarket, a strong 
national food chain. 
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2. New four-unit apartment building with frontage on 
Central Avenue. If, in the treatment of this dis- 
trict commercial uses tend to be clustered at one 
end of the present district, then this new residen- 
tial construction will be an asset to the shopping 
and residential environment. However, in most cases, 
an apartment unit on a commercial street would be 
considered a liability since it breaks up commercial 
frontage and shopping patterns. 


3. Recently remodeled front of a women's apparel store. 
4. Bank building undergoing complete renovation. 


5. A&P supermarket, a strong national food chain. This 
is the second A&P in the Central Avenue commercial 
district. Stores are operated at both ends of the 
district. 


6. New savings and loan association. 
7. Food Fair supermarket, a national chain. 


8. Four residential areas around the Central Avenue com- 
mercial district have been designated as strong 
points in evaluation of the area because of the sig- 
nificant amount of rehabilitation which has taken 
place in these areas. This feature will act as a 
stabilizing influence upon real estate values around 
the district. 


Weaknesses; 
A. Vacant lot fronting on Central Avenue. 


B. Rowof three vacancies fronting on Central Avenue, 
formerly catering to such convenience needs as dairy 
products, bakery goods, and meats. 


C. Vacant furniture store occupying two buildings - one 
Of three and the other of four stories. Because of 
its size and height, this is a significant blighting 
feature on other commercial facilities. 


D. Commercial vacancy on the first two floors of a multi- 
story building. Because of its corner location, the 
blighting effect of this facility is more severe. 


E. Vacant lot fronting on Central Avenue. 


=e? Chee 


ia 7 7 : i ’ o i aa Pu i oh 7) , 
Pa ; ; a ‘| “o ; 7 OAD icity eh ; + Re : \ 
wy) A ie yore eh - ": pa ‘Ai Le 4 
‘ ae Weis an 
wighdy he Sewn vo ae 
Wl eae Ne #4! ary a, sa ep a eu ' reves ite at Honpih’s ; 
aad Tenens @ te: somata v1 aq 
( : 
Lae Ft eal} a7 ye 


re ei 


.7 a | 4 an Pare 
a n cs nn 
tr: ) 


is 


F. A Woolworth's unit is generally considered a strength 
because it is a strong national variety store chain. 
However, the condition and appearance of this store, 
especially the upper floors, warrants a rating as a 
blighting feature. Efforts should be made to keep 
Woolworth's as a tenant in the Central Avenue dis- 
trict because of their strong following and merchan- 
dising. 


G. Two vacant buildings formerly occupied by a furni- 
ture and an apparel store. Adjoining vacancies add 
severity to this blight. 


H. Formerly the Central Theater which also had several 
small shops along the Central Avenue frontage. Not 
only the vacancy, but the condition and appearance 
(partially boarded up, windows smashed, etc.) heighten 
the blighting effect of this land use. 


1. Vacant store formerly occupied by Acme supermarket. 
Customer parking facility located alongside and to 
the rear of the structure. 


J. Vacant store formerly occupied by Finast, a national 
food chain. 


Other Conditions 


In addition to the previous information, other features and con- 
ditions have been noted. 


Jersey City has installed modern, new lighting along Central Avenue 
which benefits facilities fronting on Central Avenue. However, 
lighting to parking and transition areas is not comparable. 


The residential environment is particularly strong in the northern 
half of the Central Avenue district, say, north of Bowers Street. 
The shopping district has logical boundaries at either end in the 
form of public parks. Cushing Field is generally used for athletic 
events, while Washington Park is used more for walking and other 
outdoor pleasure. 


Merchants on Central Avenue have sponsored the hanging of flowerpots 
form each of the street lamps. Some stanchions and wires have been 
rigged for Christmas decorations along the length of the commercial 
district. Litter cans are placed at intervals along Central Avenue. 
However, because there is no rear loading or delivery for most stores, 
trash cans are regularly located on the curbs for collection which 
hinders pedestrian traffic and detracts from appearance. 
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Signing is the area is generally unobtrusive. Most signs are con- 
structed flat against the building with only a few signs perpen- 
dicularly arranged away from the building. Safety features in 

the district include school guards at the busier intersections. 
These guards not only protect the school children but also serve to 
keep automobile traffice moving and prevent unusual traffic tie-ups. 


Overall, the Central Avenue commercial district and immediate vi- 
cinity is generally in clean condition relative to other portions 
of Jersey Ctiy. Noticeable were street sweepers with police ve- 
hicles clearing the way of illegally parked cars. 


Merchant Interviews 


A tabulation of merchant interviews appears in Appendix C. It should 
be recognized that the responses are not necessarily indicative of 

the viewpoint of all merchants in the commercial district since not 
all responded. The following are the most significant responses ob- 
tained from the Central Avenue District. Of the 13 responses received 
about 77% were independent merchants. The replys of these merchants 
indicates that sales in the district have generally been constant or 
declining in the past five years. Only about 20% of the merchants 

had sales increases, Most of the down trend in sales is attributed to 
changes in neighborhood composition and the opening of Two Guys on 
Route 440. The improvements merchants want in the commercial district 
are additional parking and better traffic control procedures. 
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SECTION V 
DOWNTOWN 


The Downtown commercial district, along Newark Avenue, provides the 
major shopping center in the portion of Jersey City east of Journal 
Square. In Part | of this report it was noted that Downtown is the 
fourth largest commercial district in Jersey City, after Journal 
Square, Jackson Avenue and Central Avenue. The Downtown commercial 
district is predominantly a retail district. Commercial vacancy 

in this district is moderate at about 8%. 


Transportation 


Several bus lines serve Downtown with stops at regular intervals 

along Newark Avenue. The locations of the stops are illustrated on 

the facing map. It was noted that some informal stops are made by 
buses whenever a stop light is encountered. The greatest volume of 

bus passengers occurs around the Grove Street stop at the PATH 
terminal. The public transit mode of travel into Downtown is sig- 
nificant according to interviews summarized in the Voorhees parking 
studies. According to the survey in Downtown, 32% used public transit, 
while 39% walked and the balance, or 29%, used automobiles. 


Automobile traffic is slow in the Downtown district for a number of 
reasons, including: 


1. Curb parking along Newark Avenue. 
2. Double parking. 
3. Congestion at the PATH terminal at rush hours, 


With the exception of Newark and Jersey Avenues, the street pattern 

is generally alternating one-way streets criss-crossing through the 
district as noted on the facing map. Railroad Avenue, because of 

its width, provides excellent access along the rear of stores fronting 
on Newark with room for delivery, loading and through travel. 


Parking facilities are all located north of Newark Avenue in this 
district with the exception of parking lot E used by the Shop-Rite 
Supermarket for its customers. Lot D, on the transportation map 
facing, is used by the New Jersey Bell Telephone Company for employee 
parking. 
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The balance of the parking serving the Downtown commercial area are 
lots A, B, C and G which are municipally operated. Lot A at the cor- 
ner of Jersey Avenue and Second Street is about one and a half blocks 
away from the shopping area. Lot B between Erie and Jersey Avenues 
on First Street is small, does not have direct access to Newark Avenue 
stores and is enclosed on three sides by buildings. Lot C between 
Erie and Grove Streets on First Street has access to Bay Street but 
it is still necessary to walk around the block in order to reach 
stores or businesses along Newark Avenue, Thus, the three municipal 
lots are remote in terms of shopper parking and poor lighting. Lot 

G is a new municipal parking lot with pedestrian access to Newark 
Avenue and auto access to Bay Street. 


Public and Residential Facilities 


The most significant public facility shown on the facing map and 
located in the commercial area is City Hall. However, it us under- 
stood that future plans call for it to be relocated closer to Jour- 
nal Square. A small park located at Grove and Newark Avenues is 
poorly maintained and is divided into tiny sections by chain-link 
fence. On the whole, it is an unattractive public amenity. A school 
located on Erie Street generates a considerable amount of student 
pedestrian traffic, most of which passes through Downtown, Considerable 
congestion is created as a result. Clusters of students congregate 
in certain locations forcing regualr shoppers to ''wade'' through the 
crowd. Bus stops along Newark Avenue are used by students hampering 
use by shoppers. 


Most of the residential facilities above commercial uses on Newark 
Avenue are concentrated at the western end of the area where commercial 
facilities are less concentrated. Around Newark Avenue residences 

are generally three-to-four-story walk-ups, mostly of the row type. 

Few single family detached houses are available in the area. The 
poorer residential areas are along Railroad Avenue and Grove Street. 
Some rehabilitation has taken place in residences north of Newark 
Avenue, particularly east of Erie Street. More specific notes on reha- 
bilitation will appear under the next subheading. 


Structure and Land Conditions 


The major strengths are noted on the map facing the following page 
by number code and are described below as follows: 


|. Finast supermarket located on Jersey Avenue about 
two and a half blocks north of the shopping district 
on Newark Avenue. This is a recently constructed 
store and is surrounded by residential uses. 
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Area of notable residential rehabilitation which 
tends to stabilize real estate values in the area. 


Recently remodeled savings and loan association building. 
Remodeled store front. 
Branch of the Commercial Trust Company of New Jersey. 


A&P supermarket, a national food chain, with frontage 
on Jersey Avenue. 


Diskay, a discount general merchandise store, opera- 
ted by a national variety store, W. T. Grant. 


Woolworth variety store, a national chain. 
Recently remodeled store front. 


Shop-Rite supermarket, a regional food chain. Ad- 
ministrative offices also located in the building. 


Branch of the Commercial Trust Company of New Jer- 
sey (second branch in Downtown district). 


New Jersey Bell Telephone Company office and ex- 
change building. 


Branch of the Trust Company of New Jersey. 


Weaknesses and features detracting from the shopping and business 
environment of the Downtown area alphabetically coded on the struc- 
tures and land conditions map and listed below as follows: 


A. 


Residential and commercial] facilities which create 

a blighting effect on the area by the general ap- 
pearance, structural condition and by the overall] 
maintenance standards exercised. This is not to in- 
dicate that some of the same characteristics do not 
exist outside of this four block area but conditions 
are most severe here. 


Residential walk-up facilities in poor condition which 
create an atmosphere which in unattractive to persons 
traveling through this area in order to reach shop- 
ping facilities along Newark Avenue. 


Non-compatible manufacturing use. 
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D. Two blocks on Grove Street which have considerable 
amount of commercial blight. These facilities are 
unattractive, and poorly maintained and merchandised. 
The commercial facilities here cater to a specific 
segment of the population residing in that vicinity. 
Against standards for new or good commercial areas 
these facilities are substandard. 


E, Entire block of old, deteriorating commercial struc- 
tures. Grade level stores contain some chain organ- 
izations but the upper floors detract from the appear- 
ance of the area. Some of the problems include front 
fire escapes, vacant windows and poor maintenance, 


Other Conditions 


In describing the Downtown district, it may be noted that there are 
several distinct ethnic groups which live or shop in this area. 
These include persons of Puerto Rican, Italian, Negro and Slavic 
extractions. The Spanish speaking people tend to shop along Grove 
Street north of Newark Avenue, Italians are more apparent around 
the Columbus Triangle at Varick Street and Newark Avenue, Most 
Negroes are living south of Railroad Avenue, while the Slavic and 
other Caucasian populous tend to be concentrated north of Newark 
Avenue, west of Erie Street, 


A number of physical and psychological barriers are present in the 
Downtown area. Railroad Avenue, is considerably wider than any of 
the surrounding streets, Formerly, trains serving nearby industry 
Operated along Railroad Avenue. Because of its former use and 


unusual width, Railroad Avenue still appears to be somewhat of a 
barrier, However, it was noticed that a number of persons crossed 
through this area in order to shop on Newark Avenue, It is probably 


not a barrier for commercial purposes because there are no comparable 
shopping facilities south of Newark Avenue. The character and qual- 

ity of commercial facilities along Newark Avenue tend to deteriorate 

rather quickly west of Columbus Triangle at First Street. City 

Hall is located at the break between Newark Avenue commercial and 

the new apartments in the Gregory Park project, 


Overhead utility wires are located along Grove Street north of 
Newark Avenue and tend to detract from the shopping atmosphere on 
this street. A number of buildings along Newark have fire escapes 
on the front of their buildings which clutter the overhead area. 
Signing does not appear to be a factor in affecting the character 
of the commercial environment along Newark Avenue. However, with 


Satie 


the exception of the chains and few prosperous independents, most 
store windows are poorly dressed or maintained. 


Cleanliness does not appear to be a problem in the center of the 
Downtown shopping area but along Grove Street and at the west end 
of the commercial area considerable deterioration in appearance 
and cleanliness is apparent. Litter cans are located along Newark 
Avenue. 


Lighting in this district is generally poor with the exception of 
Newark Avenue which does have modern new lighting. However, on 
Grove Street older lights are still used which do not provide ade- 
quate lighting for evening shopping. 


Groups of students and local juveniles congregate near Newark 
Avenue shopping facilities making an undesirable appearance and 
also congesting pedestrian traffic. The park at Grove and Newark 
tends to be a meeting place for the old and the poor just as the 
public benches around City Hall are used. Thus, these facilities 
are of little use to shoppers and the usage tends to downgrade 
the appearance of the commercial district. 


Sidewalks are not sufficiently wide to handle the pedestrian traf- 
fic using Newark Avenue and portions of Grove Street. Street 
furniture such as signs and meters are generally in poor shape and 
have been noticeably defaced. Parking meters are bent over and 
sidewalks are broken up in spots which detracts from the physical 
condition of the Downtown shopping area. As already noted, the 
park at Newark and Grove has little or no grass or other landscap- 
ing and the small trees appear to be in jeopardy from lack of 

care or nourishment. 


Merchant Interviews 


From the Downtown district, over 68% of the survey forms distributed 
were answered, The responses were about evenly divided between chain 
and independent merchants. Sales trend responses indicated an uptrend 
from only about 15% of the merchants. The reasons for a down trend in 
sales was divided amoung changes in neighborhood, opening of Two Guys, 
personal safety impaired, population decline. The respondents felt 
that parking is the most needed imporvement with the balance of the 
responses divided among traffic control, add police protection, 
street/sidewalk repair, improved lighting and, urban renewal action, 
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SECTION VI 


EXCHANGE PLACE 


The Exchange Place commercial district was the city's major commer- 
cial center during the period when the Pennsylvania Railroad termi- 
nal was a gateway to New York from the south and west. Numerous 
banks, professional offices and service facilities were concentrated 
here in order to take advantage of the transfer traffic between the 
railroad and the ferry slip at the river end of Exchange Place. 

The area has retained its function as a major transfer point for 
buses and the PATH system between Newark, Hoboken, New York City 

and other cities. However, it is apparent that considerable de- 
cline in importance of its previous function has taken place. The 
commercial district is bounded by the Hudson River, industrial fa- 
cilities of Colgate-Palmolive to the south and harborside terminal 
facilities on the north. Railroad Avenue and the tracks serving 

the PATH system provide an additional barrier along the northern 
side of this commercial area, while City Hall and the Gregory Urban 
Renewal Project bound the west side of the area. Some commercial 
facilities are located near the intersection of Grove and Montgomery 
Streets and probably could be considered a part of the Downtown com- 
mercial district. This decision will be made as future treatment 

is suggested. However, for the present, consideration of commer- 
cial facilities will be related to areas designated for study by 

the Jersey City Division of Planning. 


Transportation 


As already noted, the PATH terminal is the major generator of traf- 
fic at Exchange Place now that the ferry slips have been closed. 
This is an important transfer point between the PATH system and 
buses and automobiles into Jersey City and beyond. Exchange Place 
terminal is also conveniently located midway between downtown Man- 
hattan and Journal Square as well. The present concentration of 
commercial facilities, as seen on the transportation map facing, 
does not necessitate frequent bus stops within the district. Thus, 
the only bus stops now located are at Exchange Place at the PATH 
terminal, and at the Gregory Park Urban Renewal Project where 1,000 
new residential units have been built. Parking facilities are al] 
private, special purpose lots in the Exchange Place commercial dis- 
trict. A description of each parking facility follows: 


A. Commuter lot for persons utilizing the PATH system 
principally. 


B. Customer and employee lot for the Commercial Trust 


Company located adjoining the Public Bus Service 
Terminal. 
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C. First National Bank employee and customer lot, 


D. Employee lot for the Colgate-Palmolive industrial 
complex south of Exchange Place. 


E., Commercial Trust Company employee and customer lot; 
located over two blocks from the bank it serves at 
Exchange Place. 


F. Off-street parking around the perimter of the post 
office building for employees only. A portion of the 
area is used for truck loading. 


G. Small private lot. 


H, Private parking area which is not paved or lined. It 
is a vacant and cleared portion of land behind the 
buildings fronting on Montgomery Street. 


|. Private, open and unpaved parking area, Lot created by 
the demolition of existing structures. 


J. City Hall Parking lot for employees. The lot is capable 
of handling only major administrative personnel. 


K. Customer parking for Shop-Rite Supermarket. 


Automobile traffic through this district is difficult. Part of 

this is due to the fact that Montgomery Street is narrow from Warren 
Street east so that it is a one-way street from Exchange Place to 
Warren heading west. Thus, two-way traffic on Montgomery heading 
east must turn at Warren Street and use York Street in order to 
reach Exchange Place. Truck traffic around the Colgate-Palmolive 
complex and the heavy bus traffic at rush hours along Montgomery 
Street congest the area considerably. . 


Bus travel principally serves the commuters arriving via PATH at 
Exchange Place, and employees of the several bank buildings in the 
area. Several bus lines serve Exchange Place so that the volume 

of bus traffic at rush hours is heavy. Pedestrian travel is princi- 
pally limited to the area around Exchange Place and is particularly 
heavy at rush hours. It was noted that the combination of automobiles 
for pick-up, buses for transfer transportation along with pedestrians 
attempting to utilize each create considerable chaos and confusion 
around this area at certain hours. It is understood that this has 
been singled out as an unsafe condition by local police and safety 
Ofiictrals . 


Public and Residential Facilities 


Private and public schools, as well as a Catholic church, are con- 
centrated around Warren and York Streets. Two major public facilities 
indicated on the public and residential facilities map are: City Hall, 
which it is understood will be relocated closer to Journal Square; 

and a major post office building. 


In addition, three other public facilities are shown on the map overlay 
as: 
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A. Public Parks; 

B. Public Service Bus Terminal ;and 

C. Public park and Fire Prevention Bureau. 
Residential facilities around Exchange Place are generally located 
west of Washington Street and are mostly two-to-four-story walk-up 
row housing. The housing is old and appears to be in poor condi- 
tion. The only major multi-family construction in the vicinity of 
Exchange Place is the Gregory Park Urban Renewal Project of 1,000 
residential units. 


Structure and Land Conditions 


The major strengths of the Exchange Place commercial district are 
listed below and number coded on the map facing 


1. Gregory Park Urban Renewal Project consisting of 
1,000 new apartment units for low and middle in- 
come families. 

2. Branch of the Hudson County Bank. 

3. New Metropolitan Life Insurance regional sales of- 
fice on the fringe of Exchange Place commercial 
facilities. 

4. First National Bank branch,and the Commercial 
Trust Company of New Jersey in an office 


complex. 


Weaknesses of the Exchange Place commercial district are designated 
by letter on the following map and described briefly below. 


A. Residential and commercial block in poor condition 
with the exception of a furniture store at the cor- 
ner of Montgomery and Grove Streets. 
B. PATH repair shop in an old and unsightly building. 
C. Non-compatible manufacturing use. 
D. General commercial facilities in poor physical condition. 
E. Vacant bank building. 
F. Vacant or poor commercial facilities which have a 


poor appearance and have a blighting effect upon 
the commercial district. 
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G. Vacant storage building. 


H, Vacant bank building of notable architectural design 
converted to storage industrial use. 


1. Loft office and residential building in poor condition. 
J. Vacant lot. 


K, Large open, unpaved area, Some buildings have been 
cleared and it is presently used for truck storage, 
overflow automobile parking, etc. The area is scat- 
tered with debris resulting from work in progress 
during reconstruction of Railroad Avenue. 


L. Industrial complex occupied by Colgate-Palmolive which 
generates noise, truck traffic and generally acts as a 
blighting feature on any commercial facilities located 
there. 


M. Vacated ferry slip at the end of Exchange Place. The 
buildings are in poor condition with piles and build- 
ings dilapidated. It is understood that this feature 
will be removed and replaced by a multi-story office 
building to be built over the water to the pierhead line. 


Other Conditions 


Another feature which detracts from the commercial usage of this 
area is the railroad trackage running along Hudson Street, cross- 
ing Montgomery Street at Exchange Place, Although used daily to 
service area industrial facilities, the rail spur acts as a psycho- 
logical as well as physical blighting characteristic on Exchange 
Place, 


Street lighting in Exchange Place area is extremely poor and the 
most modern facilities in the Exchange Place commercial district 
are located near the Gregory Street Urban Renewal Project and City 
Hall. Lighting of Warren Street is inadequate with dark areas be- 
tween lamps. Parking areas are poorly lit and are located in dark 
areas between buildings. Fire escapes on the front of buildings 
on Montgomery Street are also a detracting feature. This feature 
is noticeable between Warren and Hudson Streets. Overhead wires 
terminate one block off Montgomery Street but are visible from 
Montgomery. Sidewalks are in generally poor condition between 
Green and Warren Streets except around the post office. 


Generally undesirable characters and derelicts are clustered in 


the local bars and restaurants between Exchange Place and Warren 
Street, 
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The incompatibility of industrial uses as Exchange Place infringes 

upon the office and banking facilities located there and also affects 
the atmosphere in which the Gregory Park apartments are located. 
However, it is understood that these apartment buildings have rented 
moderately well. Conversion of bank buildings to storage or industrial 
uses is also an indication of the decline of commercial importance in 
DHSMaNS CL LC Gy 


It is also notable that litter baskets are available only on the street 
near the Gregory Park Urban Renewal Project. 


It is obvious from Table 1 in Part | of this report that Exchange Place 
is principally an office commercial district. The vacancy rate indicated 
in this area is lower than any other major commercial district in Jersey 
City: 


Merchant Interviews 


Exchange Place merchant responses to the survey was 43% of the 7 forms 
distributed. Interviews in this area were limited because of the smal] 
number of commercial uses. The two retailers responding are independent 
merchants. All indicated that sales had remained constant or increased 
in the last five years. Improvements cited by merchants were more 
parking, better lighting, and urban renewal. 
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SECTION VII 


JACKSON AVENUE 


The Jackson Avenue commercial district is the largest commercial 
area serving southern Jersey City. This commercial] district is 
second only to Journal Square in total commercial and total re- 
tail floor space. However, in Table 1 it is also noted that the 
vacancy rate in this district is higher than any other district 
in Jersey City at nearly 16%. Commercial facilities along Jack- 
son Avenue decrease in intensity south of Communipaw Avenue and 
south of Armstrong Avenue. Despite the large amount of commercial 
Space in the Jackson Avenue district, the Voorhees parking study 
indicates that 76% of the persons shopping in this district walk 
to the area. An additional 12% use public transit, and 12% come 
by car. 


Transportation 


The transportation map facing shows that auto traffic is two-way 
on Jackson Avenue, while most of the cross traffic must use alter- 
nating one-way streets with the exception of four two-way streets 
distributed through the district. 


Buses make regular stops on Jackson Avenue and a cross-town route 
runs along Claremont Avenue. Parking areas are indicated on the 


transportation map by letter code and are listed below. 


A. Customer parking Commercial Trust Company of New 
Jersey. 


B. Private lot for church, 
C. Municipal metered lot, dimly lit and located at 
some distance from stores on Jackson Avenue. Tran- 
sition area makes evening walking to stores unde- 
sirable for most parkers. 
D. Small private lot. 
E. Small private lot fronting on Jackson Avenue. 
F. Municipal metered lot frontong on Jackson Avenue. 
Public and Residential Facilities 
The map showing public and residential facilities indicates that 


there are three major schools near the district on Grant Avenue, 
Union Street and along Bergen Avenue at Bostwick Avenue. 


ea hae 


—PUBLIC & RESIDENTIAL FACILITIES 


JACKSON AVE. 
ee COMMERCIAL FACILITIES 


VE 


| 
—— 


UCELEO A 


fa 


aude a 
LTT ees 
rs ae 
=e . as Wait a 
NP “a Py 
CTH aie Li as ae 


ee ta Be ee 


TPB be = on 


tat ee — 
ea oe 


3 =e 
J 


7 no 


= 


maul FS cael 
7 ae 


Te ‘Eject 


ee — 


ml 


- 


—__}—— 
= 


0 a 
I : 
Sonn & JUN =:=e 
SS ifn K 1 is 1 mith ili 
cs AO EEL | A | | ie is Pan 
Atco OT) ise sn 
etl Cnc nif eee me ES 
hi oni 


JUE o* 9 
ae ae "2079 Ke 
ICS 


= Ne 
Pe 


SCHOOL 
CHURCH 

CJ OTHER PUBLIC FACILITIES 
EA MAJOR MULTI-FAMILY UNITS 


anes Ea Ty tI ata a 
ee eam sonenr ) 


7 EL i 


ba 
AOA | 


al] U 
Vj Sit | mn WOOT 
7 Yee ay eit iti S SS 
iE - ere 
1 =H inne fi hin ee RS i Wy Uf hi 
/ KE t | Sato 7 ~ 
iS po Lt Bi 

UT a, ie b ] 
=e ij “ne M 
ge; a a — : Pam 


"ee 
we a 


d, 


a 


a 
a 


PT 
Lf 


A 
> 


ee 


Nig 


—~SY 


4 4, 
vA 
IEP 
sey 
ten 


MI tas EF fe 


ooh ri 


By 


h T= _— Saiz "3 ey § 


SSC 
if 


Li — 
. i a 
(Dinh Aff 


Ye eye ET i i ili 
St a] f HOE ial 
= a ali lin il 


™ 


ag 
ies ail 
at tay: 


Ui 
oh] 


scale in feet aX 
© 100 200 300 \N 
(ame ne eeraiad 


Two religious facilities are worthy of comment. One is a Catholic 
church at Bidwell and Jackson Avenues which is a well maintained, 
cathedral size church. Unfortunately, this attractive structure 
breaks up commercial frontage along Jackson Avenue. Another re- 
ligious building has been built in converted commercial space at 
Atlantic Avenue. This represents a downgrading of commercial values 
on Jackson despite the remodeling effort required. 
There are only a few major apartment structures around the commer- 
cial district,with the greatest number located south of Bay View 
Avenue. 
Other public buildings are coded by letter on the map facing. 

Ave Post orf ice. 

B. Can-Do organization, a government self-help program. 
Structure and Land Conditions 
Certain strengths have been noted in the district, most of which are 
in the commercial section south of Orient Avenue. These strengths 
are number coded to the following structure and land conditions map 
and described briefly below. 

1. Commercial Trust Company of New Jersey. 

2. Remodeled store and two upper floors - vacant store. 

3. A&P supermarket, national food chain. 

4. Hudson County Bank. 

5. Remodeled store front (meat market). 

6. Woolworth's, a national variety store chain. 
Other features of the district which detract from the commercial 
attractiveness of the area are listed below and shown on the struc- 
ture and land condition map. 

A. Vacant buildings - dilapidated. 

B. Vacant theater - dilapidated. 

C. Stores in residential structures/vacant store. 


D. Large commercial vacancy (seafood/meats formerly). 


E. Commercial space converted to residential use and 
a recent store vacancy. 
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F. Three commercial vacancies. 

G. Major building vacancy. 

H. Vacant supermarket (Mayfair, a regional chain). 
1. Vacant Lot, 

J. Vacant three-story commercial building. 


K. Vacant bank and commercial store convertéd to a re- 
ligious assembly center. 


L. Vacant three-story furniture store, 

M. Dilapidated repair shop. 

N. Dilapidated three-story commercial structure. 
Other Conditions 


The bulk of residences around the district are walk-ups and row 
housing which are generally poorly maintained, The area is princi- 
pally a non-white shopping area, as is the surrounding residential 
environment. 


Space for delivery and loading are not available to the rear of 
most stores which accounts for congestion on commercial frontage. 
With refuse collection on Jackson Avenue, overturned containers 
contribute to a generally unclean environment along the commercial 
blocks. Conditions of uncleanliness are not uniform throughout 

the district where individual store managers take the trouble to 
maintain a reasonable appearance. However, the frequency of break- 
ins and robbery require safety measures which tend to detract from 
the shopping attractiveness of the area, i.e., windows are barri- 
caded, doors locked until customer is inspected, etc.. 


Buildings in the district are old, dilapidated and generally not 
well maintained. A noticeable difference in conditions is apparent 
within: the district. The area south of Orient Avenue is in con- 
siderably better condition and has more chain tenants, and more 
public amenities than the area north of Orient Avenue. For example, 
Christmas decorations extend from Armstrong Avenue to Claremont 
Avenue. North of Orient Avenue the area is characterized by: 


1. Small independent merchants. 


2. Cheap merchandise and poor merchandising efforts. 
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3. Clusters of men and boys around bars and street 
corners. 


4. Noticeably poor maintenance standards. 


The Newark and New York Railroad cut near Virginia Avenue is a 
blighting feature because it breaks the continuity of retail front- 
age along Jackson Avenue. It is evident that it is also the divid- 
ing line between the two distinct portions of the Jackson Avenue 
commercial district. 


This is the longest of the commercial districts which is also a 
blighting influence. It is difficult for the area to retain a 
uniform identity because shoppers will not walk the length of the 
district which is nearly one mile long. In determining the treat- 
ment of the district it may be necessary to create two or more 
shopping areas from a single district. 


Merchant Interviews: 


Only half the merchants responded to the questionnaire distributed 

to Jackson Avenue commercial facilities. Independent merchants 

make up 75% of the retail respondents. Nearly all respondents in- 
dicated a downtrend in sales in recent years with most of the decline 
attributed to a change in the neighborhood. Several indicated 

Two Guys as the cause of the decline. Added police protection and 
parking are the most significant public improvements required in 

the district according to the businesses responding. 
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SECTION VIII 


McG INLEY SQUARE 


McGinley Square is a secondary retail commercial center to Journal 
Square immediately to the north. It is also a major bus transfer 
point and is in proximity to the Jersey City Medical Center and 

St. Peter's College on Montgomery Street. Table | indicates that 
the vacancy in McGinley Square is low at about 6% and is predomi- 
nantly retail oriented. However, in proportion to the total space, 
about one-third of the total commercial floor area at McGinley 
Square is utilized for offices. 


Transportation 


Using the facing transportation map for reference, it can be noted 
that McGinley Square has a number of bus stops most of which are 

on Bergen Avenue. In addition, the Public Service Bus Lines has a 
storage terminal on Montgomery Street just off McGinley Square. 

Bus travel is principally along Bergen Avenue with only one bus 
line running on Montgomery Street. This produces heavy congestion 
on Bergen Avenue especially around Fairmount Avenue where there 

are bus stops on four sides of the intersection. Furthermore, the 
streets are too narrow for the combination of automobile and bus 
traffic which flows through McGinley Square. Commercial facilities 
at McGinley Square are also concentrated south of Montgomery Street 
and the shopping traffic adds to the congestion. 


Auto traffic uses Bergen Avenue as a major north-south thorough- 
fare in Jersey City. The combination of bus, through and shopper 
traffic is too heavy to be accommodated on Bergen Avenue. Streets 
are a mixture of one and two-way streets. The major streets, 
Bergen Avenue and Montgomery Street,are two-way. Parking facili- 
ties appear on the facing map and are letter coded to a brief des- 
cription below. 

A. Police parking lot for on-duty officers' personal 

cars. 


B. Municipal parking facility located in an old bus 
storage repair shop. A small open lot is located 
adjacent to the garage. 


C.rerolice parking: lot. 


D. Private lot for Commercial Trust Company customers 
and employees. 
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E. Municipal metered parking lot serving both McGinley 
Square and Monticello Avenue commercial areas. A 
portion of the Monticello commercial district extends 
to the McGinley Square commercial area along Bergen 
and Fairmount Avenues. 


F. Private parking lot for residents of adjacent apart- 
ment buildings. 


G. Municipal metered lot. 


Public and Residential Facilities 


McGinley Square is surrounded by a number of churches and schools 
and major public buildings. These are indicated on the facing 
public and residential facilities map. St. Peter's College is the 
most notable of the school facilities and is located immediately 
west of McGinley Square. Other churches and schools are located 
on either side of Bergen Avenue north of McGinley Square. The 
National Guard Armory and Public Service bus storage terminal are 
located just east of McGinley Square. A cemetery is lo¢eated at ''A'', 


The main police headquarters for Jersey City are located at McGin- 
ley Square along Boland Street. Parking appears to be a consider- 
able problem for the police as congestion is noticeable both along 
Boland and Montgomery Streets and it was observed that patrol cars 
on duty checking in at precinct headquarters usually had no place 
to park. Both police parking lots were fully occupied and it was 
noted that a number of police parked at curb locations with their 
personal cars. 


Major multi-family residential buildings were more noticeable around 
McGinley Square than any other commercial district in the city. 

Most of the buildings close to McGinley Square are located south- 
east of the commercial facilities along Fairmount and Duncan Avenues. 
These buildings are usually four-to-six-stories high and only a 
few provide off-street garage facilities. 


Structure and Land Conditions 


The major strengths of the commercial district at McGinley Square 
are listed below and number coded to the map following. 


1. New professional office and apartment building. 


2. Residential rehabilitation, both of structure and 
sidewalk adjacent to the commercial area. 
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3. McCrory variety store, the only major chain store 
represented in McGinley Square, 


4, Commercial Trust Company bank branch, 
5. New store opening (bridal shop). 


The weaknesses which have been cited for McGinely Square's commer- 
cial facilities are listed below and shown by letter on the struc- 
ture and land condition map. 


A. Vacant supermarket. Food Fair, a national chain, 
was the previous tenant. Space has been vacant for 
three years according to realty sources. 


B. Business facility occupied by a roofing contractor. 
Includes major storage and loading facilities which 
create considerable activity in front of the build- 
ing on Montgomery Street, a main thoroughfare through 
McGinley Square. This use is not generally compat- 
ible with commercial shopping facilities at McGinley 
Square. 


C. Training Center operated by the federal government. 
This use is not generally compatible with a commer- 
cial shopping atmosphere. 


D. Public Service bus terminal that is used as a stor- 
age barn for buses. The bus traffic through here 
adds to the congestion and heavy traffic normally 
found on this street. Tuers and Jordan Avenues, one- 
way streets, bear the bulk of the bus traffic and are 
not wide enough to accommodate them especially when 
curb parking is permitted on both sides of these 
SLEeeta. 


E. Commercial facility in generally poor condition and 
detracting from the appearance of the area. 


F. Bus repair shop converted to a single level parking 
garage by the city. Constructed in the early 1800's, 
the red brick structure does not enhance the commer- 
cial atmosphere of the area. Since it does not pro- 
vide multiple levels of parking, the only added ad- 
vantage to this facility is that is provides covered 
parking. 


Other Conditions 


A notable ethnic and/or economic division js noticeable along Bergen 
Avenue. The residential communities west of Bergen Avenue are 
generally of the better quality. 
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The area east of Bergen Avenue is essentially non-white populated 
and the residences are poor quality. Physical conditions are 

the most serious problem in the McGinley Square commercial area. 
Sidewalks are presently too narrow for pedestrian traffic volume 
and streets are too narrow for the volume of bus and automobile 
traffic. Noted was the fact that Duncan Avenue, a one-way street, 
was not signed to indicate it. 


McGinley Square has modern street lamps and lighting appears ade- 
quate. Flower pots are hung on the lampposts as in some other 
commercial districts in the city. Planters for small shrubs are 
also located on the sidewalks in McGinley Square. Although con- 
tributing to the atmosphere, space for walking on sidewalks is 
reduced. Fire escapes along Bergen Avenue frontage stores are 
another unattractive feature of the district. 


Most of the stores do not have loading areas so that front delivery 
contributes to congestion along Bergen Avenue. Due to the size of 
the intersection of Montgomery and Bergen Avenues, the focal point 
of McGinley Square, pedestrian signals would be useful at this 
intersection because of the distance and angle of traffic signals 
from the pedestrian. 


The overall appearance and cleanliness of McGinley Square shows 
reasonably good maintenance. Both the stores and public areas 

bear the signs of interest on the part of merchants for an at- 

tractive shopping atmosphere. 


The schools in the area also contribute to congestion in McGinley 
Square at certain hours of the day. It would appear that the 

major problems concerning McGinley Square are convenience of park- 
ing, availability of adequate delivery and loading space and relief 
of auto and pedestrian traffic congestion on streets and sidewalks. 


Merchant Interviews 


At McGinley Square 16 survey forms were accepted by merchants 

and nearly 70% responded, and 90% of these are ‘independent merchants, 
Most of the retailers indicated that sales had remained constant over 
the past five years. However, many of these merchants responded to 

the reasons for a downtrend in sales and singled out population decline 
and change in neighborhood composition as the most outstanding. There 
were mostly scattered responses to the question of improvements needed 
in the district although parking was singled out as the most significant 
need. 
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SECTION IX 


MONTICELLO AVENUE 


Monticello Avenue is one of the four commercial districts serving 

the area south of Journal Square to Bayonne, New Jersey. The other 
three areas are Jackson Avenue, West Side Avenue and McGinley Square. 
Among commercial districts, Monticello Avenue is one of the smal- 
lest areas in terms of total commercial floor space. Monticello 
Avenue is basically a retail area. The vacancy ratio from Table | 
indicates that Monticello Avenue commercial space is over 11% vacant. 
This district probably does not serve a large area based on inter- 
view data in the Voorhees Associates parking study. Walk-in traf- 
fic is estimated at 82%; automobiles, 13%; and public transit, 5%. 


Transportation 


Buses serving the Monticello Avenue commercial district stop at regu- 
lar intervals along Monticello Avenue and also along Communipaw 
Avenue at the southern end of the commercial area. The bulk of the 
commercial facilities are located near the central and southern por- 
tions of the district with a marginal number at the northern end. 
Automobile traffic through the area is two-way on Monticello Avenue 
with alternating one-way streets all crossing streets. 


The transportation map facing indicates the bus stop locations, 
traffic pattern and parking facilities available in the area. 
These include: 

A. Municipal parking lot which lies between McGinley 
Square and Monticello Avenue commercial facilities 
and serves both areas. Because the shopping facili- 
ties on Monttcello Avenue are not located close to 
this parking area, it is presumed that the most use 
comes from McGinley Square stores. 

B. Private parking lot for the YMCA. 

C. Private parking lot. 

D. Municipal metered lot. 

E. Private parking lot. 

F. Private parking lot for post office. 


G. Private parking garages for tenants of adjoining 
apartment buildings. 
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Public and Residential Facilities 


A number of churches are scattered throughout the area with a ma- 
jor school building located between Harrison Avenue, Astor Place 
and on Crescent Avenue. 


Major multi-family structures are few in the Monticello district 
and the most significant concentration is along Bergen Avenue. 


The other major public buildings include a YMCA, Jewish Community 
Center and post office. All three buildings front on Bergen Avenue. 
The buildings noted above are all shown on the public and residen- 
tial facilities map. 


Structure and Land Conditions 
The strengths of the Monticello district either in terms of build- 
ing or land use are listed below, and are shown by number on the 


structure and land condition map. 


1. Monticello supermarket which has been recently re- 
modeled and expanded. 


2. Levy's camera and sporting goods store, a wel|-mer- 
chandised, and apparently prosperous retail facility. 


3. A&P supermarket, a national food chain. 
In contrast, there are a number of weaknesses in this commercial 
district which have been listed below and shown on the structure 


and land condition map. 


A. Four-story apartment building which intrudes upon 
commercial frontages along Monticello Avenue. 


B. Unsightly commercial structure containing consider- 
able vacancies. 


C. Area of deteriorating structures and vacant commer- 
cial space. 


D. Large vacancy and an adjoining building used for 
manufacturing which is not compatible with a com- 
mercial district. 

E. Theater now used as a religious assembly place. The 
building is in poor condition and the use conversion 


does not increase commercial values. 


F. Commercial space converted to residential use. 
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Other Conditions 


The residential facilities in the area are generally two-to-three- 
story walk-ups containing several families each. Some attempt at 
maintenance has been made at scattered points throughout the resi- 
dential facilities adjoining the commercial area. Generally, the 
residential above commercial uses along Monticello do not interfere 
with commercial activity with the exception of an apartment build- 
ing noted as ''A'' on the structure and land conditions map. How- 
ever, it is apparent within a short distance of the Monticello 
district that the residential character changes noticeably at Ber- 
gen Avenue. Generally, the Monticello district serves the nearby 
non-white neighborhood while McGinley Square to the north serves 
the white population. 


Automobile traffic on Monticello Avenue is heavy and steady. Not 
all intersections have traffic lights so that crossing Monticello 
Avenue is, in fact, often difficult. 


Physically, the district is in poor condition with both structural 
and public improvements showing lack of maintenance. However, 
street lighting is modern and is provided at regular intervals 
along Monticello Avenue. The parking areas, especially 

the parking lot indicated at ''A'' on the transportation map, are 
dimly lit. 


The cleanliness of the area is fair to poor, with the central and 
southern portions of the district extremely cluttered. This in- 
cludes paper, boxes and other refuse in the streets. 


The Communipaw Avenue end of the district is fast becoming a bad 
slum area and the number of derelicts in the area decreases the 
desirability of Monticello Avenue for shopping. 


Merchant Interviews 


Less than 40% of the survey forms were answered by Monticello Avenue 
merchants, All but one of the retail respondents is an independent 
Operator. The five responses on sales trend are mixed with responses 
as follows: uptrend-2, downtrend | and constant 2. The reasons 
given for the downtrend are changes in the neighborhood and Two Guys. 
improvements which these merchants would like to see on Monticello 
Avenue are more parking, added police protection and renewal or 
rehabilitation. 
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SECTION X 


WEST SIDE AVENUE 


The West Side Avenue commercial district is the smallest of the 
commercial areas serving the area south of Journal Square in 
Jersey City. The Voorhees parking study indicates that this area 
serves a relatively local neighborhood area. Travel to the dis- 
trict according to the survey is accomplished 82% by walking, 

12% by car, and 6% by public transportation. 


Transportation 


Although bus travel is used at only a limited basis in order to 
reach the West Side commercial areas, bus stops are located at 
regular intervals throughout the district. Automobile traffic 
flow is two-way on West Side Avenue with crossing streets alter- 
nating one-way traffic. Communipaw Avenue forms the northern 
boundary of this district and is a two-way street. 


Off-street parking in this district is limited to two lots. One 
lot designated as ''A'' on the transportation map is for customers 

of the Dairy Queen ice cream stand. The other lot ''B'' is a private 
lot serving customers of the A&P supermarket. 


Public and Residential Facilities 


Two major school buildings are located close to the commercial 
area, at Union Street and on Virginia Avenue. Both these build- 
ings occupy major portions of each of the respective blocks. Only 
one church is located in the district and that is on Union Street 
near West Side Avenue. Other major public buildings noted on the 
following public and residential facilities map are: 


leeeeros te orice. 
2. Fire house. 


Residential facilities are generally small, medium-density dwellings 
in generally good condition. There are a number of single family 
detached houses in this area as well. A new residential develop- 
ment is planned for Boyd Avenue just off the commercial strip along 
West Side Avenue. According to the developer, Berger Realty, this 
will be a town house development with several single and two-family 
houses in the $20,000 to $30,000 price range. This is a signifi- 
cant development and improves the residential environment of the 
area (indicated as ''A'' on public and residential facilities map). 
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Structure and Land Conditions 
The strengths in the commercial district which will be of assist- 
ance in planning future for the area are listed below and number 
coded to the following structure and land conditions map. 

1. Food City supermarket, a local independent merchant. 


2. A&P supermarket. 


3. Rehabilitated structure with a dry cleaning estab- 
lishment on the first floor and residential above. 


4. Rehabilitated bakery with residential above. 
5. Branch of the Trust Company of New Jersey. 


Factors which have contributed to current blight conditions in the 
commercial district and which will need to be eliminated or improved 
before treatments can be successful are as follows: 


A. Three residential structures which intrude upon com- 
mercial frontages. 


B. Two-family residential structure, also occupying 
commercial frontage. 


C. Vacant apparel store and adjoining empty lot. 


D. Two three-family dwelling units which intrude on 
commercial frontage. 


E. Thomas Deming Company which rents tents, chairs and 
other banquet equipment. Although a commercial use, 
this type of facility (old garages, scattered equip- 
ment and tent poles) does not provide a suitable 
tenant for a good retail environment. 


Other Conditions 

In terms of environment, this commercial district is located in one 
of the better residential areas of the city, although one of the 
merchants interviewed is moving out because of vandalism and rude 


customers. 


Cleanliness of the area is good, basic upkeep of stores and mer- 
chandise is generally favorable. 
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Delivery areas are not provided which means that some congestion 
occurs on West Side Avenue when deliveries are made. However, 
business does not seem to be as heavy in this area and the commer- 
cial facilities are scattered throughout the district in such a 
manner that no one area has an over-concentration of facilities. 
Thus, pedestrian and automobile congestion is at a minimum. Some 
public improvements will have to be made where sidewalks and curbs 
are cracked or broken up. However, in general, commercial facili- 
ties have exhibited the initiative to maintain or rehabilitate 
commercial facilities. 


Merchant Interviews 


More than half of the businesses responded to the questionnaire 
distributed on West Side Avenue, All of but one of the retailers 

is an independent operator. Half of the responses indicated an 
uptrend in sales. The outstanding reason cited for increased sales 

is an expanded store. The downtrend responses cited changes in 

the neighborhood lack of parking and Two Guys as the principal 

causes Of the decline. Improvements required according to 

Survey results are more parking, better traffic control, added police, 
and street sidewalk repairs. Other responses were scattered. 
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APPENDIX A 


BUILDING USE INVENTORY 


A detailed inventory of land uses in Journal Square and seven other 
commercial districts cited for study under the Community Renewal 
Program has been made to determine the existing character of de- 
velopment in these areas and to provide a basis for land use pro- 
jections. The land use surveys, conducted by the Jersey City Di- 
vision of Planning in late 1965 and early 1966, have been updated 

in 1966 by Larry Smith & Company. Basically, there have been few 
significant changes since the original inventory. 


In the Larry Smith & Company land use inventory updating, a revised 
use classification system was utilized. The classification system 
is based upon categories suggested by the Department of Housing and 
Urban Development* for Central Business District studies with minor 
modification for purposes of economic analysis. A description of 
the classification system is present in Table E-2 of the Journal 
Square West Phase | - Economic Base Analysis prepared for the Jer- 
sey City Redevelopment Agency. Any differences between the Division 
of Planning inventory and the Larry Smith & Company data can be ac- 
counted for by the use classifications utilized. The locations of 
the commercial districts surveyed are shown on the facing map. 


A summary of uses within the Journal Square commercial district is 


shown in Table A-1, while the balance of the commercial district 
inventory appears in Table A-2. 


*Standard Land Use Coding Manual, URA, HHFA and Bureau of Public 


Roads, Department of Commerce, 12/65. 


A-1 


JERSEY CITY 


“em, COMMERCIAL AREAS 


aS 8 
Nite 
en 


‘ CITY 


aaa 


(ee 


AVES 


Vai 


BLEECKER o==== ST. 


INCOLN 


PALISADES. 


SUMMIT 


MANHATTAN =—— AVE. 
> 


LAKE ®= ST. 


.F. KENNEDY 


Y 


LINCOLN 


i 


pL PAPA PSPSPS 
NEW YORK 


OLD°BERGEN-RD. 


SO ee Se ee BS 


=. 58 


BUILDING USE SUMMARY 


Building Use 


Retai | 


Convenience Goods 
Comparison Goods 
Other Retail] 


Offices 


General Commercial 
Professional Offices 


Transient Facilities 


Residential 


Single Family 

2-9 Unit Structures 

Apartments (10 Units 
and Over ) 

Vacant Residential 


Services 
Recreation 


Transportation-Utilities- 
Communications 


Manufacturing 
Who lesale-Storage 


Government -Community 


Government Services 
Public Institutions 
Public Assembly 


Parking 


Vacant Commercial 


TABLE 


JOURNAL S 


1966 


Building Area 


A-| 


QUARE 


Gross 


(Sq.Ft. ) 


552,000 


80,000 
330,000 
142,000 


702, 000 


342,000 
360,000 


142,000 


24,000 


144,000 
12,000 
23,000 


179, 000 


120,000 
59,000 


20,400 


Units 


519 Rooms 


2,549 Housing Units 


9,164 Theater Seats 


2,324 Spaces 
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Central 
Building Use Avenue 
Retail Goods 322,000 

Comparison 162,000 

Convenience 85,000 

Other Retail 51,000 

Vacant** 24,000 
Offices 104,000 

General 75,000 

Professional 10,000 

Vacant 19,000 
Services 66 ,000 

Personal 46 ,000 

Business 20,000 
Recreation 3,000 

Occupied 2,000 

Vacant 1,000 
Trans.-Commun, 

& Utilities 7,000 
Wholesale 78,000 
Manufacturing 2,000 
Govt.-Community _63,000 

Govt. Services 32,000 

Public Inst, 31,000 

Public Assembly - 
Parkin aces}** 938 
Residential 

(Units) 519 

S -F 297 

2-9 Unit Bldg. 215 

Over 9 Unit Bldg. 7 


* As of 9/66 
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57,000 
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TABLE A-2 


VERSEYs CITY 
COMMERCIAL DISTRICTS 
BUILDING USE SUMMARY 


1966% 
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2,000 
28,000 
12,000 
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—=2 
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1,000 
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7,000 


eS Bit 


5,000 
2,000 


22,000 


—_——2 


191,000 


ee 
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—— 2 


401,000 


——2. 


153,000 
240,000 
8,000 


McGinley 
Square 
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—= 2 
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14,000 
46,000 
12,000 


59 ,000 
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4000 


34,000 


ae Snel daats 


18,000 
16,000 


34,000 
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—— 


33,000 
217,000 


Monticello 
Avenue 


154,000 


37,000 
30,000 
63,000 
24,000 


25,000 


seal A Enel nats 
17,000 
6,000 
2,000 


43 000 


Ae Eats 


25,000 
18,000 


6 ,000 


AS Minds 


5,000 
1,000 


58,000 


— ee 


1,000 


eS atl 


123,000 


6,000 
117,000 


** Includes vacant service facilities. 


vik Voorhees Associates parking studies -1966. 
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APPENDIX B 


CITY CONDITIONS SURVEY 


In evaluating conditions on individual commercial districts, it is 
useful to understand conditions prevailing generally in that area 
which contribute to the overall environment. In this regard, vari- 
ous city departments and other local sources were checked as to 

the availability of data which might give some idea of the char- 
acter of portions of the city. 


Material was received from the Health and Police Departments. Ad- 
ditional material received after submission of this report will be 
submitted as addenda. 


Health Department information tabulates the number of visits by 
health nurses in each of the three city nursing districts. The 
visits are for morbidity cases or those persons with communicable 
diseases. This data appears in Table B-] and the map facing that 
table. 


Police records provide an indication of the crime rate in each of 
the six precincts. The major offenses are tabulated separately 
while the balance are grouped as other offenses. This data appears 
in Table B-2 and the map facing that table. 
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TABLE B-1 


JERSGY. Gy 
VISITS BY HEALTH NURSE 


Nursing Districts 


Hudson-Bergen Greenville Down town 
1965 
October 275 206 7d 
November 261 214 76 
December 412 196 48 
1966 
January 325 182 65 
February 253 7a sf oe 
March 348 238 9] 
April 310 273 66 
May Zaths, 330 65 
June 25) 239 52 
July 270 216 5k 
August B2/ 255 74 
September __ 224 mec56 71 
TOCeLeN S05 
Latest Year a5 obo 25032 794 


Average Number of 
Visits Per Mo. 293 236 66 
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TABLE 


B-2 


JERSEY, CITY 
POLICE CRIME RECORDS 


19643 


Jersey City Police Precinct 


Type of Offense Ist 
Homicide 3 
Rape 3 
Robbery 15 
Assault 98 
Breaking & Entering a) 
Larceny 34 
Auto Theft 210 
Other Of fenses** 479 


Total Offenses 


*Latest year data available in tabulated form. 
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2nd 
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14 
67 
78 
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number of crimes committed by type. 
fraud, arson, vandalism, sex, prostitution, narcotics, 
gambling, drunk, disorderly, vagrancy, weapons, embezzlement, etc. 


*%* Including: 
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Merchant Responses 


Total Questionnaires Distributed 
Total Questionnaires Answered 
% Answered 


Building Owners 
Building Renters 


Average Number of Years at Same 
Location of Respondents 


Total Retail Respondents 
Independent Merchants 
Chain Organizations 

% \Independent 


Number of Respondents with Parking 
Average Number of Spaces 


Average Number of Employees Per 
Business Responding 


Fulltime 
Part Time 
Total 


Storage Space Location* 
Basement 
Upper Floors 
Other Building 


* Some responses for more than one 
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TABLES C=2 


COMMERCIAL DISTRICTS 
MERCHANT INTERVIEWS 
(Occupancy Questions) 


Seven 
Exchange Jackson McGinley Monticello West Side Commercial 
Downtown Place Avenue Square Avenue Avenue Districts 
19 7 18 16 13 16 116 
13 3 9 1] 5 9 61 
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7 2 6 10 k iy L6 
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